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I PROJECT SUMMARY

Applicant:

Owner:

Map/Tax Lot Number:

Location:

Site Address:

Zoning:

Comprehensive Plan:

Adjacent Zoning:

Existing Structures:

Request:

Project Contact:

Fred W. Fields Revocable Living Trust
c/o Miller Nash Graham & Dunn LLP
Attention: Kelly Hossaini

111 SW Fifth Avenue

3400 U.S. Bancorp Tower

Portland, OR 97204

Fred W. Fields Revocable Living Trust

251010001100 (13.2 acres)
2S101CA00100 (24.2 acres)
25101DB00300 (3.1 acres)
25101DB00400 (2.1 acres)

Southeast corner of SW Hunziker Road and SW Wall Street

Tax Lot 25101DB00400 had an assigned address of 13085 SW 76th
Avenue from the former house (since demolished); remaining tax lots
do not have assigned addresses since the properties are vacant

Tax Lots 251010001100 and 25101CA00100 are zoned Industrial Park (I-
P); Tax Lot 2S101DB00300 is zoned Professional/Administrative
Commercial (C-P); and Tax Lot 25101DB00400 is zoned Low-Density
Residential (R-3.5)

Tax Lots 251010001100 and 2S101CA00100 are designated Light
Industrial (IL); Tax Lot 2S101DBO00300 is designated Professional
Commercial (CP); and Tax Lot 25101DB00400 is designated Low Density
Residential (L)

Light Industrial (I-L) to the north and south; I-L and Parks and Recreation
(PR)) to the west; Professional/Administrative Commercial, Low-Density
Residential (R-3.5), and Industrial Park (I-P) to the east

All four Tax Lots are vacant

Comprehensive Plan Map Amendment & Zone Change to result in 18.3
acres designated Light Industrial (IL) and zoned Industrial Park (I-P) and
24.2 acres designated Mixed Use Employment (MUE) and zoned Mixed
Use Employment (MUE)

Mackenzie c/o Brian Varricchione
1515 SE Water Avenue, Suite 100
Portland, OR 97214

Phone: (503) 224-9560

Email: bvarricchione@mcknze.com
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M.

. INTRODUCTION & SITE ANALYSIS

Introduction
History

The 42.5-acre property that is the subject of this application was owned by Fred W. Fields for many
years before his death in 2011. It is presently owned by the Fred W. Fields Trust. The current zoning
designations on the property have been in effect for several decades. The industrially zoned portion of
the property was nominally used as part of the Coe Manufacturing facility, located at 7930 SW Hunziker
Road, directly across Wall Street. Although this property was never fully developed, in the late 1960s a
rail spur was constructed along the western edge of the property abutting Wall Street. Beginning in the
early 1950s, the southwestern end of the industrially zoned portion of the property was used as a brick-
making facility. Remnants of that facility still exist, including a concrete foundation. In 2012, the Trust
had the related horizontal mine shaft, which was used for clay removal, filled in for safety reasons. A
single family home existed on the residentially zoned portion of the property, but was demolished in
2012. There have been no other uses of the property during the last 70 or so years.

Efforts to Sell the Property

Over the years, there has been interest by industrial developers in the industrially zoned portion of the
property. The issue that consistently prevented its sale, however, was that while the industrial property
encompassed approximately 37.4 acres, only about half of that acreage was suitable for industrial
development. The rest of the industrially zoned property was too steeply sloped to support the large-
format structures typically used in such development. As discussed in the 2014 Development Analysis
and Opportunity Study (“Development Analysis”), much of the western portion of the industrial
property has a slope of 10-12%, while the regional standard for industrial land is a slope of less than 10%
(see Attachment 2.) As a result of this inherent constraint on the usability of the industrially zoned
portion of the property, offers from prospective purchasers included no value for the sloped acreage. In
short, developers were only willing to pay for about 20 acres of the 37.4-acre industrial property.
Further, the cost of grading the industrially zoned portion of the property to achieve even a minimally
acceptable lot size and slope for industrial development increased the cost of development to the
extent that the price a developer could pay for the land was even further suppressed. As a consequence,
neither Mr. Fields nor the Trust ever received an acceptable offer.

Development Analysis

In 2013, the Trust decided that a holistic approach was needed to rethink how the property could be
developed. The portion of the property suitable for industrial development seemed hopelessly stuck,
and there had been no interest over the years in the commercially zoned or low-density residential-
zoned portions of the property. The reality was that approximately 43 acres of land in the middle of a
thriving suburban community, well-served by public infrastructure, seemed doomed to remain vacant
even in a robust economy where developers simply could not find enough serviceable land to meet
demand. It was at this point that representatives of the Trust met with City staff, including the City’s
new economic development director, Lloyd Purdy. Staff agreed that allowing the 43 acres to simply
languish in the current stalemate was not acceptable. The City wanted the jobs, the residents, and the
tax revenue that would be unlocked by taking a fresh view of the property.

In the fall of 2013, the Trust hired Mackenzie to prepare a concept plan for the property to determine
how the property could be rezoned and reconfigured to meet the City’s objectives for the area, to align
with market demand, and to meet the Trust’s goal of selling the property for an acceptable price. Over
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approximately four months, City staff, Mackenzie, Trust representatives, two commercial real estate
brokers, and a seasoned industrial developer worked together to reach the conclusions embodied in the
Development Analysis. The Development Analysis recommends that the western 20 acres or so of the
Larger Property be partitioned from the remainder and retain its existing Industrial Park zone. The
Development Analysis also recommends that the zoning designation for the remainder of the property
be changed to Mixed Use Employment to accommodate a range of employment uses, as well as multi-
family development. These recommendations coincided most closely with the objectives of the City, the
market, and the Trust.

In February 2014, the results of the Development Analysis were shared with the City’s Planning
Commission and City Council. Both bodies gave the Trust and staff feedback on the Development
Analysis, and expressed support for the overall direction recommended by that analysis. Both bodies
anticipated a follow-up application from the Trust requesting a comprehensive plan map amendment
and zone change consistent with the Development Analysis recommendations.

Infrastructure Finance Plan

As a follow-up to the Development Analysis, the City applied for and received a grant from the
Department of Land Conservation and Development (DLCD) to prepare an infrastructure finance plan for
the Fields Trust property, as well as the surrounding Wall Street/Hunziker Road industrial area to the
west and north. The purpose of the study was to quantify the need for and appropriate size of public
infrastructure in the area, with the hope of ultimately spurring economic development. The
infrastructure study recognized that not only would the Fields Trust property need significant
infrastructure investment, much of the adjacent industrial property - especially to the west of Wall
Street - is substantially underdeveloped and would also benefit from public infrastructure investment.
The infrastructure plan was completed late last year and continues to inform the City’s actions regarding
the Wall Street/Hunziker Road area, as well as the Trust’s planning for its property.

Economic Opportunities Analysis Amendment

In March 2015, the City Council adopted an amendment to its 2011 Economic Opportunities Analysis
(EOA) acknowledging that slope was not taken into account as a factor in determining the suitability of
vacant or redevelopable land in the city for industrial uses. Both state law and Metro allow slope to be a
limiting factor in the designation of industrial land. (See OAR 660-009-0015(3)(a)(B) and Metro’s 2009
Urban Growth Report.) This omission resulted in an overstatement of available and suitable industrial
land in Tigard. The amendment allows industrially zoned properties with significant slope, like the Fields
Trust property, to be rezoned for more feasible uses.

Summary

Much work has been done by the Fields Trust and the City since mid-2013 to arrive at this application for
a comprehensive plan map amendment and zone change. This work has already begun to have the
desired effect in that the industrially zoned portion of the property that is suitable for industrial
development has been under contract by an industrial developer since the fall of 2014. That developer
continues to work with the City to bring the industrial portion of the Fields Trust property into full
development. The current comprehensive plan map and zone change application will allow the
remainder of the property to realize its potential, as well.
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The proposal is to amend the comprehensive plan map from 37.4 acres of Light Industrial (IL), 3.1 acres
of Professional Commercial (CP), and 2.1 acres of Low Density Residential to 18.3 acres of Light
Industrial and 24.2 acres of Mixed Use Employment (MUE). The proposal would also amend the zoning
map from 37.4 acres of Industrial Park (I-P), 3.1 acres of Professional/Administrative Commercial (C-P),
and 2.1 acres of Low-Density Residential (R-3.5) to 18.3 acres of I-P and 24.2 acres of MUE. The
application is required to meet approval criteria set forth in the Tigard Municipal Code (TMC or
Municipal Code) Title 18 Community Development Code. The application is submitted in response to site
slopes and other constraints which make the eastern portion of the site unsuitable for industrial uses.
No development plans accompany this land use application and no specific development plans exist for
the majority of the portion of the property subject to the comprehensive plan map amendment and
zone change.’ All future development will be required to comply with applicable sections of the
Community Development Code.

Description of Request

Existing Site & Surrounding Land Use

The property is located just south of Highway 217 and west of the SW 72nd Avenue exit. As illustrated in
Figure 1, the subject site consists of four tax lots at the southeast corner of SW Hunziker Road and SW
Wall Street W|th|n Tlgard C|ty limits. The total area of the four tax lots is 42.5 acres.

2S101CA00100

2510100014100,

3 Legend

Site Taxlots
L

Imegs courissy of

! Approximately 0.4 acres of the C-P-zoned property will be rezoned to |-P and is currently under contract with an
industrial developer, as described in the Introduction section.
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Figure 1: Aerial Photo

Table 1 specifies the existing area, comprehensive plan designation, and zoning for the four tax lots,
while Figure 2 and Figure 3 illustrate the existing comprehensive plan designations and zoning.

Table 1: Existing Comprehensive Plan and Zoning Designations

Area Existing Comprehensive Existing Zonin
(acres) Plan Designation g g
251010001100 13.2 Light Industrial (IL) Industrial Park (I-P)
25101CA00100 24.2 Light Industrial (IL) Industrial Park (I-P)
Professi |/Administrati
25101DB00300 | 3.1 | Professional Commercial (cp) | Frofessional/Administrative
Commercial (C-P)
25101DB00400 2.1 Low Density Residential (L) Low-Density Residential (R-3.5)
IL
SW VARNS ST
w
>
<
E
(013 S
=
(%]
Legend
I:] Site Taxlots
- CG: General Commercial
- CP: Professional Commercial
IL: Light Industrial
L: Low Density Residential
M: Medium Density Residential
MH: Medium-High Density Residential
MUE: Mixed Use Employment
0OS: Open Space

Figure 2: Existing Comprehensive Plan Designations
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Figure 3: Existing Zoning

As illustrated in Figure 4, the site has approximately 345 feet of SW Hunziker Road frontage along its
north side and abuts SW Wall Street (a private street) on its west side. Currently, the only public access
to the site is from SW Hunziker Road. The site abuts the Portland & Western Railroad tracks and
contains an unused rail spur along the west edge adjoining Wall Street that connects to property on the
north side of SW Hunziker Road. The site contains a grove of mature evergreen trees along the eastern
side which abuts existing lower density (R-3.5) residential properties. The property contains a low-
quality wetland area near the northwest corner and site elevations range from approximately 240 feet
along the eastern property line to approximately 150 feet along the western boundary, with slopes of
ten to twelve percent on the eastern side and four to five percent on the western side. The property is

currently vacant.
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Figure 4: Existing Conditions and Topography

The site is in a transition area between low density residential properties (R-3.5) to the east and
industrial properties (I-P) to the west and north. A dog park is located on the west side of Wall Street.
The south side of the site is bounded by the Portland & Western Railroad tracks and beyond that is a 26-
acre natural area purchased from Mr. Fields by Metro and the City in 2012.

Development Constraints

As discussed in the Introduction section, the property has been on the market for many years with the
significant interest from the development community being only in the industrially zoned portion of the
property. Even with that limited interest, development has thus far been deemed economically
unfeasible due to site and market constraints as described in detail below. Generally, the location is
desirable only for a limited set of uses due to access constraints, and there are significant topographical
challenges with siting the uses allowed under the current I-P zoning designation. Previously considered
uses include a bus barn for Tigard-Tualatin School District, City Public Works use, multiple industrial
development users, and multi-family residential development. To date, none of these uses have been
able to find a development pro forma that could be considered practical in the current market and
feasible given the property’s development constraints.

The Development Analysis for this site was generated through a series of public/private joint venture
workshops that included the property owner, local developers, local real estate brokers, the City of
Tigard, and Mackenzie land use planners and civil engineers. The workshops and analysis were a
collaborative effort to determine the highest and best use of the undeveloped Fields Property given:

. Significant site constraints
. The current and future development market
. Regional needs/City needs for employment areas
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The analysis and recommendations contained in the Development Analysis were presented to the
Planning Commission and the City Council in early 2014 for comment, leading to this Comprehensive
Plan Map Amendment/Zone Change request. Listed below are the primary and secondary site
constraints identified by the Development Analysis that significantly impact the development feasibility
of the site:

Primary Site Constraints’

Primary site constraints consist of site factors which severely limit the development potential and will
require significant cost or zoning modification to rectify.

Slope and Site Configuration

The slope and configuration of the majority of the site is not suitable for market-scale development
allowed under current I-P zoning.

. The site slopes from east to west, corresponding to the site’s narrow dimension and limiting the
ability to create flat areas for large buildings.
. The western portion of the site could accommodate small industrial buildings (150-200' deep) if

coupled with a 20-30' high retaining wall and/or extensive grading. The associated site costs
have been cost prohibitive for several previous potential buyers.

. As noted in the City’s recent EOA amendment, the eastern portion of the site could not support
large-footprint industrial structures due to slopes in excess of 10%.
. Mid-scale commercial buildings such as high-end (Class A) offices could fit on the site; however,

they would require partial basements and retaining walls or more extensive grading, as well as
better access and vehicle connections to and through the site. Additionally, there doesn’t
appear to be a short or long-term market demand for Class A office with existing high vacancy
rates nearby.

. Narrow buildings such as multi-family residential or mixed-use buildings could be built into the
slope with small retaining walls. However, current zoning does not support housing as an
allowed use.

Slope of SW Hunziker Road

The slope of SW Hunziker Road as it abuts the north side of the property is not adequate for truck access
that would be needed under current I-P zoning. The majority of the slope along the property’s SW
Hunziker Road frontage (the only public street frontage) is approximately 10%, which is too steep for
trucks servicing allowed I-P uses on the site (4 —=5% is the maximum possible). The only current access to
the property is along SW Wall Street (a private street). Additional access points off of Hunziker Road are
needed for viable development.

Private Street (SW Wall Street) Designation/Width

The Transportation System Plan (TSP) designation and width of SW Wall Street (a private road) between
adjacent development on the west side of SW Wall Street and the rail spur on the Fields Trust property
is not wide enough for City Collector standards.

? Note that some of the primary and secondary constraints do not directly affect the portion of the property that
will have its zone changed through this application, but they affect the overall ability to develop the entire site.
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. The most appropriate vehicular access to the site has been found to be from a private street
(SW Wall Street). SW Wall Street is included on the City’s TSP as a Minor Collector, with a
required width of 58'-96'. At different points along SW Wall Street in its current layout between
the rail spur and existing buildings, the width is less than 58'. An adjacent property owner has
rights to the rail spur and does not appear willing to abandon the spur, which would facilitate
road improvements along Wall Street.

. The TSP could potentially be amended to designate Wall Street as a Local Industrial street,
which is a more feasible design section.
. Wall Street could potentially be extended to SW Tech Center Drive (designated a Local Industrial

Street in the TSP) to provide connectivity for the larger industrial area.
Secondary Site Constraints:

Secondary site constraints consist of site factors which impact the development potential and need to
be addressed, but that do not appear to require zoning modification and are not cost prohibitive to the
overall development.

Wetland Area

A low-quality wetland exists on the flattest parts of the site (see Figure 4 above), which is also the most
appropriate location for industrial development due to slope and access considerations. The area is
identified by Clean Water Services as a vegetated corridor but has not been deemed locally significant in
the City’s Local Wetland Inventory. This wetland could be mitigated only if applicable permits are
granted by the U.S. Army Corps of Engineers and Oregon Department of State Lands.

Remaining Trees

An existing grove of mature trees exists along the eastern edge of the property. The trees act as a buffer
to adjacent residential uses and could be potentially integrated into a development scheme that
includes smaller scale buildings such as residential. On the other hand, the trees serve as a constraint for
many of the currently approved uses in the I-P zone.

Limited Access from Major Routes

The site is in close proximity to Highway 217, SW 72nd Avenue, and Highway 99W, but is not easily
accessed from all directions (e.g., from the northbound left-turn lane at the intersection on SW 72nd
Avenue). Access difficulties are a potential issue for many use types currently allowed in existing I-P
zoning. SW Tech Center Drive to the south of the site does not currently connect to SW Wall Street, but
could be considered with future transportation improvements, subject to acquisition of the intervening
property in the roadway corridor.

Railroad Switching Yard

Noise from the adjacent railroad switching yard could impact possible uses depending on needs.

Prior Collaboration with the City

Since 2013, the property owner and the City have collaborated to determine how this property may be
successfully developed to benefit the community. The market strength of the site’s potential future uses
was discussed at workshops with City staff, the owner, and local industry/development experts. The
need for and interest in potential uses that can be supported by the current market was identified by
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local developers and real estate brokers with experience in the Tigard area and reviewed with the
workshop team to determine how to feasibly develop employment uses on the property. This analysis
identified high market demand for both light industrial/smaller office/flex space (5,000 —7,500 SF tenant
spaces within larger building footprints, which typically need 150' deep x 250' wide buildings with 50'
truck bays) and for multi-family residences (workforce to mid-range housing which would also support
adjacent industrial and employment uses). Low demand was identified for Class A office space in
suburban areas, retail, restaurants, specialty recreation (e.g., fitness centers), and “live/work” spaces in
suburban areas.

City staff and the owners made presentations to the Planning Commission (February 10, 2014) and City
Council (February 18, 2014) to discuss the site constraints and identify potential approaches to
developing the property. Based on the site conditions, the site was divided into two subareas, as shown
in the Development Analysis (Attachment 2). The western side is relatively flat and would work well for
commercial or industrial uses, whereas the eastern side is steeper with many trees and is not suitable
for cost-effective, market-ready I-P zone development, but may be marketable as a mix of commercial
and workforce (up to mid-level) housing.

Proposed Concurrent Comprehensive Plan Map Amendment and Zone Change

Based on extensive site analysis and collaboration with the City to identify the highest and best use for
the site, the applicant is proposing to rezone the site to preserve as much of the developable industrial
land as possible, resulting in approximately 18.3 acres of I-P on the western, flatter side and
approximately 24.2 acres of MUE on the eastern, steeper side. Since a zoning map amendment must be
consistent with the comprehensive plan map, in order to allow the zone change the City would also
need to amend the comprehensive plan map to result in 18.3 acres designated IL and 24.2 acres
designated MUE. A description and illustration of the two zoning areas can be found in Attachment 1.
Table 2 specifies the existing and proposed comprehensive plan designation and zoning for the four tax
lots, while Figure 5 and Figure 6 illustrate the existing comprehensive plan designations and zoning.

Table 2: Existing and Proposed Map Designations

Existin Proposed .-
Area - . : . Existing Proposed
Tax Lot Comprehensive Comprehensive . .
(acres) Zoning Zoning
Plan Plan
251010001100 13.2 IL IL & MUE I-P I-P & MUE
2S101CA00100 24.2 IL IL & MUE I-P I-P & MUE
25101DB00300 3.1 CpP IL & MUE C-P I-P & MUE
25101DB00400 2.1 L MUE R-3.5 MUE
Abbreviation key:
Comprehensive Plan designations Zoning designations
CP = Professional Commercial C-P = Professional/Administrative Commercial
IL = Light Industrial I-P = Industrial Park
L = Low Density Residential MUE = Mixed Use Employment
MUE = Mixed Use Employment R-3.5 = Low-Density Residential

Table 3 indicates the number of acres in the existing and proposed zones for each tax lot.
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Table 3: Areas of Existing and Proposed Zoning

Existing Zoning

Proposed Zoning

I-P c-P R-3.5 I-P MUE

(acres) (acres) (acres) (acres) (acres)
251010001100 13.2 0 0 19 11.3
2S101CA00100 24.2 0 0 16.0 8.1
25101DB00300 0 3.1 0 0.4 2.7
25101DB00400 0 0 2.1 0 2.1

Note: Figures between existing and proposed zones differ due to rounding.

Abbreviation key:

Zoning designations

C-P = Professional/Administrative Commercial
I-P = Industrial Park

MUE = Mixed Use Employment

R-3.5 = Low-Density Residential
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Figure 6: Proposed Zoning

Chapter 18.380 of the Community Development Code outlines the process through which the City
evaluates amendments to the zoning map or comprehensive plan map, consisting of a Planning
Commission recommendation followed by a City Council decision. The City’s analysis will be based on all
allowable uses under the zoning regulations, since specific future uses have not been determined.

The amendment could lead to further development and job creation by allowing the economical use of
an existing industrial property.

Development Economics/Feasibility

Over the course of the past few years, several development feasibility studies have been completed for
this site. A PacTrust analysis demonstrated that the cost of developing even just the flatter portion of
the property in the IP zone exceeded costs of other sites (primarily due to significant site grading and
street construction) to a degree that would result in a development cost premium of 25-40%. By
contrast, approving the zone change to apply MUE zoning to the steeper portion of the site allows
development costs to be shared across the full extent of the site and brings the estimated cost of
development in line with market demands.

12
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Approving the proposed map amendments would have a number of economic benefits to the City. As a
result of the increased viability of the site for development, the assessed value and property tax receipts
increase significantly following development. Development would also generate revenues for the City
such as permit fees and system development charges. Finally, the map changes have the potential to
lead to several hundred jobs and the possibility of workforce housing (if some of the MUE portion were
to develop with multi-family housing).

Economic Benefit to the City

Employment Land Issues

Although the subject property represents a portion of the buildable Industrial acreage in Tigard, the site
cannot be a significant source of economic development because of the constraints outlined above.
This significantly diminishes the usefulness of the site for industrial development, which generally
requires relatively large unconstrained acreage. The proposed map amendment would convert a site
that is currently zoned I-P, C-P, and R-3.5 into a site zoned I-P and MUE. This action would preserve 18.3
acres for industrial use and create 24.2 acres of mixed use employment land that could be developed
with retail goods and services, business/professional offices, civic uses, research and development,
multi-family housing, or a mix of these uses. The EOA compares demand and supply of employment
lands to evaluate the land inventory over a 20-year period. This report indicates that under the Efficient
Land Need Scenario, the City’s 20-year demand for vacant employment land is 126 acres (48 acres
industrial and 78 acres commercial/mixed use) and the 20-year supply is 136 acres (50 acres industrial
and 86 acres commercial).

On March 24, 2015, the City Council adopted Ordinance 15-06 to amend the comprehensive plan and
the EOA by applying slope as a suitability constraint for industrially-zoned property throughout the City.
The City’s updated analysis confirmed that approximately 17 acres on both I-P tax lots within this site
(Tax Lots 251010001100 and 25101CA00100) are slope-constrained for industrial uses requiring large-
footprint buildings due to site slopes greater than 10%. The ordinance found that citywide, “the slope
constraint reduces the suitability of a few sites for some industrial uses, but need not limit the potential
for employment use of slope-constrained sites. However, a slope constraint on a third of the vacant
industrial zoned land highlights the need to consider job density in employment land development and
redevelopment.” The proposed comprehensive plan map amendment and zone change allows for
different job density than large-footprint industrial buildings on the eastern portion of the site.

To preserve and enhance the City’s supply of employment lands, this proposal would increase the
overall land area designated for employment uses by 2.1 acres by rezoning one parcel from R-3.5 to
MUE and by maintaining the remainder of the site as either MUE or I-P.

Transportation Planning Rule

The Transportation Planning Rule (TPR) stipulates that the City must demonstrate whether an
amendment to the comprehensive plan and zoning map would have a significant effect on the
transportation system. If the analysis demonstrates that a significant effect would occur, then the City
must either deny the application or require mitigation to offset the traffic impact. Determinations of
significance are made by the City in consultation with the roadway authority (which may be the City,
Washington County, or ODOT).

Attachment 3 describes the TPR analysis performed for this site. The TPR analysis examined the
“reasonable worst case” scenario for both the existing and proposed zoning, and it is important to note
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that this scenario assesses high traffic generators allowed under the zoning, regardless of whether those
uses are likely to be built. Attachment 3 analyzes the trip generation potential of the entire 42.5-acre
site as well as the 24.6 acres proposed to receive new zoning. Figure 3 and Figure 6 depict the existing
and proposed zoning, respectively, illustrating that the zone change area is primarily proposed to be
zoned MUE except for a triangular area near Hunziker Road proposed to be zoned I-P. Development of
the eastern portion of the site (the proposed zone change area) with housing and office uses under the
current zoning would generate on the order of 784 PM peak hour trips. In the zone change area, if the
MUE zone were entirely multifamily housing and the I-P zone office park, trip generation would be 455
PM peak hour trips (a reduction of 329 trips). In the zone change area, if the MUE zone and I-P zone
were entirely office use, trip generation would be 715 PM peak hour trips (a reduction of 69 trips). In the
zone change area, if the MUE zone and I-P zone were a combination of general office and medical-
dental office use, trip generation would be 856 PM peak hour trips (an increase of 72 trips).

To ensure that the comprehensive plan amendment and zone change does not significantly affect the
transportation network, the applicant proposes a trip cap based on anticipated trip generation allowed
in the current zoning.

Public Utility Considerations

Demands on potable water, sanitary sewer, and storm drainage are assessed in detail in the Public
Facilities Impact Letter (Attachment 4). This assessment concluded that the proposed comprehensive
plan amendment and zone change should not negatively affect public utilities.

Neighborhood Meeting

A neighborhood meeting was held on May 6, 2015 to share information about the proposal and seek
feedback from area residents and businesses prior to submittal of the land use application. Copies of the
neighborhood meeting materials and summary are in Attachment 5; as noted in the summary, the
primary concerns raised at the meeting were connection to Varns Street and potential removal of the
50-foot vegetated buffer required by the City under previous land use rules.

Historic 50-foot Buffer

Historically, the City's Comprehensive Plan required a 50-foot buffer between the Fields Industrial Park-
zoned property and the Rolling Hills subdivision to the east, as shown in Figure 7. The purpose of this
buffer was to provide increased separation between industrial uses and the single-family residential
neighborhood. When the City amended its comprehensive plan, this 50-foot buffer requirement was
lost. At the May 6 neighborhood meeting, the Trust heard concern from residents of the Rolling Hills
subdivision that the 50-foot buffer was no longer applicable. Although the Trust is requesting a zone
change from an industrial zone to a less intensive mixed-use employment zone, the Trust would still like
to honor the historic 50-foot buffer that neighbors have come to rely on. Therefore, the Trust would
accept a condition of approval on the zone change requiring a 50-foot buffer between the portion of the
Trust property that is now zoned Industrial Park and the Rolling Hills subdivision, as depicted in Figure 7.
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This action proposes a comprehensive plan map amendment and zone change for property on the
southeast corner of SW Hunziker Road and SW Wall Street. Map amendments are required to meet
development standards set forth in the Tigard Community Development Code, codified as Municipal
Code Title 18. Therefore, the following addresses the applicable Municipal Code criteria, together with
statewide planning goals, Oregon Administrative Rules, the Tigard Comprehensive Plan, and Metro
regulations. Pertinent code sections are cited either in their entirety or in a summation and are followed
by a response.

1. NARRATIVE & COMPLIANCE

Statewide Planning Goals
Goal 1, Citizen Involvement

Objective: To develop a citizen involvement program that insures the opportunity for citizens to be
involved in all phases of the planning process.

Response: Goal 1 broadly requires that local governments have mechanisms in place which solicit public
participation in both quasi-judicial and legislative land use decisions. The City’s acknowledged
Comprehensive Plan and the Community Development Code include citizen involvement procedures
with which the review of this application complies. This process allows for citizens to communicate their
input into the map amendment review conducted by the City at public hearings or by submitting written
comments. A neighborhood meeting was held on May 6, 2015. Copies of the neighborhood meeting
materials and summary are in Attachment 5; as noted in the summary, the primary concerns raised at
the meeting were connection to Varns Street and potential removal of the 50-foot vegetated buffer
required by the City under previous land use rules. The Planning Commission will review the proposed
comprehensive plan and zoning map amendment and make a recommendation to the City Council
regarding the application. Within the comprehensive plan map amendment and zone change process,
the City mails notices to affected property owners and agencies, notice is published in the newspaper,
and public hearings are held. This process complies with the Goal.

Goal 2, Land Use Planning

Objective: To establish a land use planning process and policy framework as a basis for all decision and
actions related to use of land and to assure an adequate factual base for such decisions and actions.
Response: Goal 2 requires that each jurisdiction have a comprehensive plan and implementation
measures such as a zoning code and area-specific plans. As a quasi-judicial land use action, the proposed
comprehensive plan amendment is based on its conformance with relevant elements of Tigard’s
Comprehensive Plan and considerations related to that plan’s established zoning districts.

The procedural requirements for the proposed comprehensive plan map amendment and zone change
involve assessment of the application’s merits, notice to affected parties, and public hearings. The
proposal is to change the planning and zoning designations of urban land within the Urban Growth
Boundary in compliance with Goal 2. Notice of the proposed comprehensive plan and zoning map
amendment is provided by the City to DLCD as required. Oregon Department of Transportation and
other affected agency staff will also be provided the opportunity to comment. The City’s decision is
based on findings of fact.

Goal 3, Agricultural Lands
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Objective: To preserve and maintain agricultural lands.
Response: This Goal is not applicable because the site is within the City of Tigard Urban Growth
Boundary, and no identified agricultural resources are located on the site.

Goal 4, Forest Lands

Objective: To conserve forest lands by maintaining the forest land base and to protect the state’s forest
economy by making possible economically efficient forest practices that assure the continuous growing
and harvesting of forest tree species as the leading use on forest land consistent with sound
management of soil, air, water, and fish and wildlife resources and to provide for recreational
opportunities and agriculture.

Response: This Goal is not applicable because the site is within the City of Tigard Urban Growth
Boundary and City Limits. The majority of the site was previously cleared of trees with the exception of
the variable-width tree buffer along the eastern site boundary.

Goal 5, Open Spaces, Scenic and Historic Areas and Natural Resources

Objective: To protect natural resources and conserve scenic and historic areas and open spaces.
Response: Goal 5 is a wide-ranging policy initiative intended to protect natural and historic resources
generally, and is most commonly implemented through sensitive lands/critical areas ordinances that
protect streams, riparian corridors, trees, wildlife habitat, and open space. According to the Tigard
Wetlands & Stream Corridors map, dated November 1, 2010, the Local Wetlands Inventory did not
identify significant or non-significant wetlands on this property. However, there is a wetland on the
western portion of the site that is depicted as part of the Clean Water Services vegetated corridor. This
wetland is unaffected by this application, since the I-P zoning for the wetland would not change.
Development proposals of that portion of the site would need to account for presence of the wetland in
accordance with local and state regulations. The Tigard Significant Habitat Areas map identifies the
eastern half of the site as lower value habitat (this map appears outdated, since the majority of the tree
cover has now been removed) and no areas as moderate value or highest value habitat. The Tigard Tree
Groves map depicts the tree grove along the eastern site boundary; the presence of this grove would be
unaffected by the proposed comprehensive plan amendment and zone change. The City provides
incentives to preserve tree groves when developments are proposed. The subject site is not designated
as open space or a scenic or historic area by the City.

Comprehensive plan amendment proposals must demonstrate consistency with Goal 5. In most cases,
however, Goal 5 considerations can only apply to a specific development plan, which is not proposed at
this time. A re-designation of the subject property is consistent with Goal 5 inasmuch as it allows future
site development to better accommodate natural features categorized under Goal 5. The proposed
comprehensive plan amendment and zone change is not in conflict with this Goal.

Goal 6, Air, Water and Land Resources Quality

Objective: To maintain and improve the quality of the air, water and land resources of the state.
Response: Intended to maintain and improve the quality of the air, water, and land resources of the
state, Goal 6 requires that all development be consistent with State and Federal standards related to air
and water pollution, while also requiring that local governments establish plans which:

. Designate alternative suitable sites for development which is likely to cause pollution discharge;
. Designate urban and rural residential areas only where appropriate sewer services are available;
. Buffer incompatible uses and;

. Consider the carrying capacity of affected airsheds and watersheds.
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The site is currently designated Light Industrial (37.4 acres), Professional Commercial (3.1 acres), and
Low Density Residential (2.1 acres) on the comprehensive plan and is subject to City regulations
regarding off-site impacts, so the potential harmful effects on air, water, and land resource quality are
limited. Small-scale commercial, light industrial, or housing development produces relatively small
impacts on environmental quality when performed in accordance with the City’s development
regulations. Re-designation of the eastern portion of the site from industrial to mixed use employment
will have a positive benefit on the local airshed by limiting the potential for diesel particulate emissions.
The proposal to amend the comprehensive plan map and zoning boundary to designate 18.3 acres for
industrial use and 24.2 acres for mixed use employment would therefore have no negative impact with
respect to this Goal.

Goal 7, Areas Subject to Natural Disasters and Hazards

Objective: To protect people and property from natural hazards.

Response: Pursuant to Goal 7, local governments “shall adopt comprehensive plans...to reduce risk to
people and property from natural hazards,” including floods and landslides. According to FEMA’s Flood
Insurance Rate Map 4102760517C, dated February 18, 2005, the site is not within a mapped flood
hazard area. According to the Tigard Seismic Hazard map, the northwest and southern portions of the
site are classified as category A (greatest seismic risk), while the remainder is classified as categories B or
C (the categories are assigned based on tendency to experience damage due to any combination of
liqguefaction, amplification of ground shaking, or slope instability hazard). The Tigard Slope Instability
Map does not illustrate any drainage hazard areas, debris flow hazards, or landslide hazard areas on site
but does confirm that a small portion of the site has slopes in excess of 15%. Development of the site
would need to comply with all applicable building code regulations and engineering requirements to
minimize the potential for damage from natural hazards. The proposed comprehensive plan
amendment and zone change is not in conflict with this Goal.

Goal 8, Recreational Needs

Objective: To satisfy the recreational needs of the citizens of the state and visitors and, where
appropriate, to provide for the siting of necessary recreational facilities including destination resorts.
Response: The site is across Wall Street from the Potso Dog Park. The site is presently designated for
industrial, commercial, and residential development on the comprehensive plan map and has not been
planned for recreational opportunities. Since the property is not identified for recreational use, the
proposed comprehensive plan map amendment and zone change to industrial uses and mixed use
employment would have no significant impact on the City’s planning for recreational needs.

Goal 9, Economic Development

Objective: To provide adequate opportunities throughout the state for a variety of economic activities
vital to the health, welfare, and prosperity of Oregon’s citizens.

Response: Intended to provide adequate opportunities throughout the state for a variety of economic
activities, Goal 9 requires that land be designated for commercial and industrial uses according to the
needs of the local and regional economy, current economic base, workforce, availability of land,
availability of key public facilities, etc. Practically speaking, Goal 9 has encouraged communities to
preserve employment land. Decisions based on Goal 9 considerations take into account more than the
simple amount of buildable acreage, but also carefully evaluate the suitability of land to accommodate
industrial development that would further economic opportunities.

Currently, 2.1 acres of the site are zoned R-3.5, 3.1 acres are zoned C-P, and 37.4 acres are zoned I-P.
The Tigard Buildable Lands Inventory map, dated January 1, 2014, indicates that the site was included in
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the City’s inventory of buildable lands at that time (including three-quarters of the parcel zoned R-3.5).
However, as acknowledged when City Council adopted Ordinance 15-06, slope was not applied as a
development constraint in the City’s Buildable Lands Inventory or in the EOA. The City’s updated analysis
in Ordinance 15-06 confirmed that approximately 17 acres of the Fields Trust property are slope-
constrained for industrial uses requiring large-footprint buildings due to site slopes greater than 10%.
Consequently, other building formats are more appropriate in the slope-constrained areas, which is one
of the motivating factors for the proposed comprehensive plan amendment and zone change.

The zone change would result in 18.3 acres zoned I-P and 24.2 acres zoned MUE. The EOA indicates that
under the Efficient Land Need Scenario, the City’s 20-year demand for vacant employment land is 126
acres (48 acres industrial and 78 acres commercial) and the 20-year supply is 136 acres (50 acres
industrial and 86 acres commercial). Ordinance 15-06 concluded that approximately 17 acres of the
Fields Trust property identified in the Buildable Lands Inventory and the EOA are too steep for some
industrial uses, particularly those requiring large, rectangular buildings, truck courts, and associated
parking areas.

Approval of this application would change 19.4 acres from an industrial designation to a mixed use
employment designation; however, the land would continue to be counted in the employment land
inventory and available to promote economic growth. Furthermore, the proposed comprehensive plan
map amendment and zone change would increase the amount of land available for economic
development by converting 2.1 acres from residential (R-3.5) to employment use (MUE). The site can be
put to productive use by designating the eastern portion as MUE in order to increase the developable
area and allow a developer to spread costs across a larger area. By encouraging development of existing
vacant land the zone change would increase the number of jobs available to the community.

The EOA indicated that the City has a surplus of two acres of industrial land; however, Ordinance 15-06
recognized that the City is “now potentially in deficit for industrial zoned vacant land.” The proposed
zone change affecting the site would deplete the two-acre surplus by converting approximately 19.4
acres of land from I-P to MUE; however, this depletion would be partially offset by converting 0.4 acres
from C-P to I-P. Taken together, the proposed zone change would need to compensate for the jobs
associated with a net reduction of 17 acres of industrial land. While there is no guarantee that the site
would produce jobs under the existing zoning (as evidenced by the current lack of development), for the
purposes of comparison employment density assumptions from the EOA have been used to quantify the
number of jobs that could be expected on 17 industrial acres.

Based on 16.5 industrial jobs per acre (derived from the 794 jobs on 48 industrial acres identified in the
EOA), 17 acres of industrial land would lead to an employment level of approximately 280 jobs. Approval
of the zone change could therefore decrease the City’s employment potential by 280 jobs unless these
jobs can be accommodated elsewhere. The proposed MUE zone permits a variety of employment uses,
including office uses, which are also allowed in the I-P zone. The City can conclude that the proposed
comprehensive plan amendment and zone change would preserve the ability to create jobs on the site.
The applicant understands that staff will be recommending a condition of approval that 280 non-retail
jobs be accommodated on the MUE-zoned portion of the site. Therefore, the proposed amendment is
supportive of this Goal.

Goal 10, Housing

Objective: To provide for the housing needs of citizens of the state.

Response: The comprehensive plan currently designates 2.1 acres of this site for Low Density Residential
development (tax lot 25101DB00400). These 2.1 acres are proposed to be changed to Mixed Use
Employment. The current zoning (R-3.5) requires 10,000-square-foot lots so the tax lot could
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accommodate around seven single-family homes. In the context of the City’s supply of buildable
residential land, a reduction of seven units may not be significant since it would decrease the city’s
residential land supply by a very small fraction (the 2014 Buildable Lands Inventory indicates that 307
acres of residential land were buildable). The Mixed Use Employment zone also allows for multifamily
residential construction so housing could be accommodated even with the MUE zoning. The proposed
amendment would not conflict with this Goal.

Goal 11, Public Facilities and Services

Objective: To plan and develop a timely, orderly and efficient arrangement of public facilities and services
to serve as a framework for urban and rural development.

Response: Goal 11 is primarily implemented by the City, which has adopted public facilities plans and
standards. It is therefore not directly applicable to comprehensive plan amendments - such as the one
proposed herein - which do not entail significant changes in public facilities plans. Any resultant
development of the subject property will be connected to sufficient public infrastructure such as the
water and sewer system, and shall provide drainage facilities in a manner consistent with adopted public
facilities plans. The subject property lies within City Limits, and preliminary comments from the
Development Engineering Department indicate that sanitary sewer and water service is available to
serve the site (subject to capacity analysis). Public facilities are discussed in more detail in the Public
Facilities Impact Letter (Attachment 4). Insofar as future development of the site is subject to the
requirements of such plans, the proposal is consistent with Goal 11.

Goal 12, Transportation

Objective: To provide and encourage a safe, convenient and economic transportation system.

Response: This Goal requires the City to prepare and implement a Transportation System Plan (TSP). The
Tigard 2035 TSP (dated November 2010) assumed that the site would develop with more than five jobs
per acre and performed transportation analysis accordingly. Since the proposed application would
change the existing zoning, further transportation analysis is necessary.

The TSP designates both SW Hunziker Road and SW Wall Street as collectors. Adjacent to the site,
Hunziker Road is improved with two travel lanes plus a sidewalk along the north side of the road. The
roadway was designed to accommodate the mix of commercial, industrial, and residential uses
envisioned in the Comprehensive Plan. Wall Street is a private road improved with two travel lanes but
no bicycle or pedestrian facilities. Development of the site under the proposed zoning would lead to
additional street improvements to City standards.

The application of Goal 12 to proposed comprehensive plan amendments typically requires an
application to demonstrate that a proposal is consistent with the TPR, as implemented through OAR
660-012-0060. As discussed in the detailed TPR analysis (Attachment 3), redesignating the eastern
portion of this site from I-P, C-P, and R-3.5 zones to MUE zoning has the potential to slightly increase
traffic levels, depending on the type of the resulting development. To ensure that the comprehensive
plan amendment and zone change do not significantly affect the transportation network, the applicant
proposes a trip cap based on anticipated trip generation allowed in the current zoning.

Goal 13, Energy Conservation

Objective: To conserve energy.

Response: The subject property is in a desirable location for development because it is located close to
SW 72nd Avenue, Interstate 5, Oregon Highway 217, the Portland & Western Railroad, and other
commercial and industrial uses. The applicant’s proposal would increase the likelihood of employment
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development in close proximity to other industrial sites, potentially leading to trip sharing, carpooling,
and/or combined deliveries, thereby increasing energy efficiency. The proposed comprehensive plan
map amendment and zone change would permit development with the potential to create an energy-
efficient land use pattern within the City.

Goal 14, Urbanization

Objective: To provide for an orderly and efficient transition from rural to urban land use.

Response: The subject property is within the City, and no expansion of the Urban Growth Boundary is
proposed. The proposed comprehensive plan map amendment and zone change would not affect the
City’s Goal 14 compliance.

Other Goals

. Goal 15, Willamette River Greenway
. Goal 16, Estuarine Resources

. Goal 17, Coastal Shorelands

. Goal 18, Beaches and Dunes

. Goal 19, Ocean Resources

Response: Goals 15-19 are not applicable to this application.

Oregon Administrative Rules
Economic Development
OAR 660 Division 9 — Economic Development

660-009-0010 Application

(4) For a post-acknowledgement plan amendment under OAR chapter 660, division 18, that changes
the plan designation of land in excess of two acres within an existing urban growth boundary
from an industrial use designation to a non-industrial use designation, or another employment
use designation to any other use designation, a city or county must address all applicable
planning requirements, and:

(a) Demonstrate that the proposed amendment is consistent with its most recent economic
opportunities analysis and the parts of its acknowledged comprehensive plan which
address the requirements of this division; or

(b) Amend its comprehensive plan to incorporate the proposed amendment, consistent with
the requirements of this division; or

(c) Adopt a combination of the above, consistent with the requirements of this division.

Response: The EOA compares demand and supply of employment lands to evaluate the land inventory
over a 20-year period. This report indicates that under the Efficient Land Need Scenario, the City’s 20-
year demand for vacant employment land is 126 acres (48 acres industrial and 78 acres commercial) and
the 20-year supply is 136 acres (50 acres industrial and 86 acres commercial). This application would
change the plan designation of approximately 19.4 acres from IL to MUE. Although this action would
decrease the area of land with an industrial designation, there would be no net loss of acreage
designated for employment use since the MUE designation accommodates a variety of employment
types. The simultaneous redesignation of two acres from Low Density Residential to MUE would further
enhance opportunities for employment-related development by enlarging the supply of employment
lands. Overall, the site would provide 18.3 acres of industrial land and 24.2 acres of mixed use
employment land. The response to Statewide Planning Goal 9 starting on page 18 provides additional
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analysis demonstrating that the proposed amendment is consistent with the City’s EOA. Analysis of
comprehensive plan policies is included later in this report.

Transportation Planning Rule
OAR 660 Division 12 — Transportation Planning
660-012-0060 Plan and Land Use Regulation Amendments

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use
regulation (including a zoning map) would significantly affect an existing or planned
transportation facility, then the local government must put in place measures as provided in
section (2) of this rule, unless the amendment is allowed under section (3), (9) or (10) of this rule.
A plan or land use regulation amendment significantly affects a transportation facility if it would:
(a) Change the functional classification of an existing or planned transportation facility

(exclusive of correction of map errors in an adopted plan);

(b) Change standards implementing a functional classification system; or
(c)  Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on
projected conditions measured at the end of the planning period identified in the adopted

TSP. As part of evaluating projected conditions, the amount of traffic projected to be

generated within the area of the amendment may be reduced if the amendment includes

an enforceable, ongoing requirement that would demonstrably limit traffic generation,
including, but not limited to, transportation demand management. This reduction may
diminish or completely eliminate the significant effect of the amendment.

(A) Types or levels of travel or access that are inconsistent with the functional
classification of an existing or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that
it would not meet the performance standards identified in the TSP or comprehensive
plan; or

(C) Degrade the performance of an existing or planned transportation facility that is
otherwise projected to not meet the performance standards identified in the TSP or
comprehensive plan.

[..]

(4) Determinations under sections (1)—(3) of this rule shall be coordinated with affected

transportation facility and service providers and other affected local governments.

Response: TPR compliance is demonstrated in Attachment 3. This analysis examined the “reasonable
worst case” scenario for both the existing and proposed zoning (note that this scenario assesses high
traffic generators allowed under the zoning, regardless of whether those uses are likely to be built).
Attachment 3 analyzes the trip generation potential of the entire 42.5-acre site as well as the 24.6 acres
proposed to receive new zoning. Figure 3 and Figure 6 depict the existing and proposed zoning,
respectively, illustrating that the zone change area is primarily proposed to be zoned MUE except for a
triangular area near Hunziker Road proposed to be zoned I-P. Development of the eastern portion of the
site (the proposed zone change area) with housing and office uses under the current zoning would
generate on the order of 784 PM peak hour trips. In the zone change area, if the MUE zone were
entirely multifamily housing and the I-P zone office park, trip generation would be 455 PM peak hour
trips (a reduction of 329 trips). In the zone change area, if the MUE zone and I-P zone were entirely
office use, trip generation would be 715 PM peak hour trips (a reduction of 69 trips). In the zone change
area, if the MUE zone and I-P zone were a combination of general office and medical-dental office use,
trip generation would be 856 PM peak hour trips (an increase of 72 trips). To ensure that the
comprehensive plan amendment and zone change does not significantly affect the transportation
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network, the applicant proposes a trip cap based on anticipated trip generation allowed in the current
zoning.

Metro Regulations

Urban Growth Management Functional Plan

Title 4 — Industrial and Other Employment Areas

3.07.410 Purpose and Intent

3.07.420 Protection of Regionally Significant Industrial Areas
3.07.430 Protection of Industrial Areas

3.07.440 Protection of Employment Areas

3.07.450 Employment and Industrial Areas Map

Response: According to Section 3.07.410, Title 4 seeks to provide and protect a supply of sites for
employment by limiting the types and scale of non-industrial uses in Regionally Significant Industrial
Areas (RSIAs), Industrial and Employment Areas. Metro’s Title 4 Industrial and Other Employment Areas
map (January 2014) does not identify this site as a Regionally Significant Industrial Area (RSIA), so
Section 3.07.420 does not apply. Metro illustrates the I-P-zoned parcels of this site (totaling 37.4 acres)
as Industrial Areas adjoining other Employment Areas (west of Wall Street). In accordance with Section
3.07.430, Tigard’s Community Development Code limits the size and scope of non-industrial uses within
the I-P zone. This site is smaller than 50 acres, so further land division is allowed under Title 4 and City
regulations. Approval of the proposed map amendments would convert 19.4 acres of the site into an
Employment Area rather than an Industrial Area. The City’s MUE zone standards comply with Section
3.07.440 by restricting the size and scope of commercial retail uses. Section 3.07.450 allows the City to
amend the use of lands on the Industrial and Other Employment Areas map based on satisfaction of a
number of criteria. This site complies with those standards since the property is not surrounded by RSIA
or Industrial Area land; the change would increase rather than decrease the acreage devoted to
employment uses; the site is not designated as RSIA; the Transportation Planning Rule ensures that
transportation issues are properly evaluated and mitigated if necessary; the zone change would not lead
to retail or cultural uses that compete with Central City or Regional or Town Centers; and the property
designated Industrial Area subject to the amendment is less than 20 acres (namely, 19.4 acres).
Furthermore, as discussed in the City’s adoption of Ordinance 15-06, the eastern portion of the site is
not buildable with industrial uses due to topographic constraints.

Tigard Comprehensive Plan

Citizen Involvement

GOAL: 1.1 Provide citizens, affected agencies, and other jurisdictions the opportunity to participate in all
phases of the planning process.

Response: The property owner and the City have collaborated extensively to determine how this
property may be successfully developed to benefit the community, including workshops with City staff,
local industry/development experts, the Planning Commission, and City Council. A neighborhood
meeting was held on May 6, 2015 to share information about the proposal and seek feedback from area
residents and businesses prior to submittal of the land use application. Copies of the neighborhood
meeting materials and summary are in Attachment 5; as noted in the summary, the primary concerns
raised at the meeting were connection to Varns Street and potential removal of the 50-foot vegetated
buffer required by the City under previous land use rules. Notice of the application is mailed to area
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property owners and affected agencies, and the proposal is evaluated at Planning Commission and City
Council public hearings so the public may participate in the planning process.
Land Use Planning

GOAL: 2.1. Maintain an up-to-date Comprehensive Plan, implementing regulations and action plans as
the legislative foundation of Tigard’s land use planning program.

POLICIES:

5. The City shall promote intense urban level development in Metro-designated Centers and
Corridors, and employment and industrial areas.

6. The City shall promote the development and maintenance of a range of land use types which are
of sufficient economic value to fund needed services and advance the community’s social and
fiscal stability.

Response: As discussed in the Metro Regulations response starting on page 23, 37.4 acres of this site is
included on Metro’s Title 4 Industrial and Other Employment Areas map (January 2014) as a designated
Industrial Area. Of this amount, 17.9 acres would remain in the current I-P zone and 19.4 acres would be
changed from Industrial Area to Employment Area by virtue of a zone change to MUE. Given the
unsuitability of the eastern portion of the property for industrial uses, changing the comprehensive plan
and zoning to MUE will enable the City to promote a more intense urban development of the site. The
rationale for the map amendments is to allow for a range of development opportunities on the upland
portion of the site that would offset the considerable development costs associated with site grading
and public improvement requirements necessary to lead to industrial uses on the flatter, western
portion. Ordinance 15-06 amended the comprehensive plan to account for the slope constraints on
approximately 17 acres of the site that hamper the ability to construct large-footprint industrial
buildings. The industrial uses, by themselves, would not provide sufficient economic value to fund
needed public facilities and services. The costs of developing this constrained parcel to accommodate
industrial activities undermine the potential economic value of the parcel itself as currently zoned, and
have led to it remaining vacant. The discussion above demonstrates that in combination with the
remaining |-P land, the proposed rezoning to MUE provides a range of land use types which are of
sufficient economic value to fund needed public facilities and services for the site and advance the City’s
social and fiscal stability.

7. The City’s regulatory land use maps and development code shall implement the Comprehensive
Plan by providing for needed urban land uses including:
Residential;
Commercial and office employment including business parks;
Mixed use;
Industrial;
Overlay districts where natural resource protections or special planning and regulatory
tools are warranted; and
F. Public services.
Response: The EOA indicates that under the Efficient Land Need Scenario, the City’s 20-year demand for
vacant employment land is 126 acres (48 acres industrial and 78 acres commercial) and the 20-year
supply is 136 acres (50 acres industrial and 86 acres commercial). This application would change the plan
designation of approximately 19.4 acres from IL to MUE. Although this action would decrease the
industrial land area, there would be no net loss of acreage designated for employment since the MUE
designation accommodates a variety of employment and housing types. The simultaneous redesignation
of 2.1 acres from Low Density Residential to MUE would further enhance opportunities for employment-
related development by enlarging the supply of employment lands. Overall, the site would provide 18.3
acres of industrial land and 24.2 acres of mixed use employment land. In the context of the City’s overall
supply of residential land, a reduction of 2.1 acres is not significant. A low-quality wetland is located on

mMo O >
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the western portion of the site; this wetland is unaffected by the zone change, and future development
proposals would be subject to the City’s sensitive lands regulations and state wetlands rules.

14. Applicants shall bear the burden of proof to demonstrate that land use applications are
consistent with applicable criteria and requirements of the Development Code, the
Comprehensive Plan, and when necessary, those of the state and other agencies.

Response: This narrative provides evidence that the application complies with applicable criteria of the

Statewide Planning Goals, Oregon Administrative Rules, Metro regulations, the Tigard Comprehensive

Plan, and the Tigard Community Development Code.

15. In addition to other Comprehensive Plan goals and policies deemed applicable, amendments to
Tigard’s Comprehensive Plan/Zone Map shall be subject to the following specific criteria:
A. Transportation and other public facilities and services shall be available, or committed to
be made available, and of sufficient capacity to serve the land uses allowed by the
proposed map designation;

B. Development of land uses allowed by the new designation shall not negatively affect
existing or planned transportation or other public facilities and services;
C. The new land use designation shall fulfill a proven community need such as provision of

needed commercial goods and services, employment, housing, public and community
services, etc. in the particular location, versus other appropriately designated and
developable properties;

D. Demonstration that there is an inadequate amount of developable, appropriately
designated, land for the land uses that would be allowed by the new designation;

E. Demonstration that land uses allowed in the proposed designation could be developed in
compliance with all applicable regulations and the purposes of any overlay district would
be fulfilled;

F. Land uses permitted by the proposed designation would be compatible, or capable of

being made compatible, with environmental conditions and surrounding land uses; and
G. Demonstration that the amendment does not detract from the viability of the City’s

natural systems.
Response: Analysis of transportation impacts and public facility infrastructure (included as Attachments
3 and 4) indicates that the site would have access to infrastructure with sufficient capacity to
accommodate development of the site under existing zoning or proposed zoning, and future
development of the site would improve both Hunziker Road and Wall Street. The Transportation
Planning Rule analysis (Attachment 3) demonstrates that the PM peak trips for uses allowed in the
existing and proposed zoning designations are similar; therefore, imposing a trip cap based on
anticipated trip generation allowed in the current zoning will ensure the amendment has no significant
impact on transportation facilities. Given the importance of providing an adequate employment land
base for the City, redesignating 19.4 acres from IL to MUE and 2.1 acres from L to MUE would ensure
that there is no net loss of employment capacity. While the change causes a nominal decrease in land
designated residential, it will actually increase the amount of land available for potential multi-family
development.

The slope of the eastern portion of the site does not allow for large, flat building pads for industrial
development, and the grades along Hunziker Road are too steep for truck turning movements into the
site. Consequently, only the western portion of the site is feasible for light industrial uses. Residential or
office uses could be constructed on the sloped area in the eastern part of the site. The key mechanism
to allow a financially viable industrial development proposal on the western portion is to allow for non-
industrial development of the eastern portion. The response to Statewide Planning Goal 9 starting on
page 18 provides additional analysis demonstrating that the proposed amendment is consistent with the
City’s EOA. While the current I-P zone would allow for some non-industrial office usage on the sloped
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eastern side, the marketability of this area would be enhanced by the change to MUE, and improved
marketability is more likely to lead to job-creating development of the west side. An illustration of a
hypothetical marketable, site-appropriate development concept is included in Attachment 2 to
demonstrate that development could conform to applicable regulations and provide a potential
vegetated buffer between the site and the adjoining residential area. No overlay districts are found on
the site. The Tigard Significant Habitat Areas map identifies the eastern half of the site as lower value
habitat (this map appears outdated since the majority of the tree cover has now been removed) and no
areas as moderate value or highest value habitat. The subject site is not designated as open space or a
scenic or historic area by the City. Uses allowed in the MUE zone can be arranged and clustered to fit
into the site topography rather than requiring mass grading to create the large, flat sites that would be
necessary for industrial uses. The City’s development regulations further ensure that relevant
environmental regulations will be met. Therefore, the proposed comprehensive plan amendment and
zone change would not detract from the viability of natural systems.

16. The City may condition the approval of a Plan/Zoning map amendment to assure the
development of a definite land use(s) and per specific design /development requirements.
Response: This report demonstrates that due to extraordinary development costs, the flatter western
portion of the site (which would continue to maintain I-P zoning) is only likely to develop if the steeper
eastern portion can also be developed with some mix of employment and/or residential use. The
applicant understands that staff will be recommending a condition of approval that 280 non-retail jobs
be accommodated on the MUE-zoned portion of the site. Due to the importance of flexibility in
response to ever-changing market conditions, the applicant respectfully requests that the City allow any
permitted use in the MUE zone rather than restricting the site to a specific land use. Further, in order to
maintain compliance with the Transportation Planning Rule, the applicant proposes a condition of

approval imposing a trip cap based on anticipated trip generation allowed in the current zoning.

Economic Development

GOAL: 9.1 Develop and maintain a strong, diversified, and sustainable local economy.

POLICIES:

3. The City’s land use and other regulatory practices shall be flexible and adaptive to promote
economic development opportunities, provided that required infrastructure is made available.

5. The City shall promote well-designed and efficient development and redevelopment of vacant
and underutilized industrial and commercial lands.

6. The City shall promote actions that result in greater, more efficient, utilization of its Metro-
designated Employment and Industrial Areas.

7. The City shall limit the development of retail and service land uses in Metro-designated industrial
areas to preserve the potential of these lands for industrial jobs.

12. The City shall assure economic development promotes other community qualities, such as

livability and environmental quality that are necessary for a sustainable economic future.
Response: Industrial development by itself is not able to economically offset the high cost of on-site
grading costs, public improvements to abutting streets, and utility extensions. MUE rates of return
would allow the high infrastructure costs associated with the development of this property to be
financed by the development itself. Conversely, maintaining the existing zoning for industrial use does
not produce sufficient economic value to fund needed public infrastructure to serve the site and
therefore acts as a significant development constraint, prohibiting industrial use of the site. The intent
of the proposed comprehensive plan amendment and zone change is to create flexibility that generates
job-creating development in the City. Under the current zoning, the site has remained undeveloped for
many years due to the development constraints outlined in Section Il. The proposal would respond to
market conditions by allowing a mix of uses on the eastern portion while preserving the western portion
for industrial employers. This change would be a more efficient use of employment land than the
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current underutilized condition. The MUE zone restricts retail and service use of the property but allows
lower-intensity uses than typical light industrial uses, which improves livability for the nearby residential
properties.

Because of site constraints outlined above and in Attachment 2, the eastern portion of the site is
unsuitable for industrial use even though a large portion of the site could be described as “buildable”
given a high enough expenditure of development costs. It is important to note, however, that
theoretical “buildability” is not the relevant legal or practical standard for analyzing whether a particular
site is appropriate for industrial use. Both under Goal 9 and from a market standpoint, a site can be
“buildable” and still not be suitable for industrial use. Site suitability requires the consideration of a
number of factors. In this case, even though a large portion of this site is theoretically “buildable,” other
factors implemented by OAR 660-009-0025 demonstrate the area proposed for the zone change is
unsuitable for industrial use. The site characteristics and development constraints outlined in Table 4
and Table 5 make the property unsuitable for industrial use.

Table 4: Site Characteristics

Site Characteristics
(OAR 660-009-0005(11))

Site Condition

The site is wedge-shaped with the narrowest portion
abutting Hunziker Road at the north. The western
boundary (Wall Street) is a private street. Access to the
south is restricted by a rail line and access to the east is
restricted by adjoining residential development. The site
is longer in the north-south dimension than the east-
west dimension.

Site configuration including shape

37.4 acres of the site are zoned I[-P, of which
approximately 17 acres have been identified by the City
as being slope-constrained for large-footprint industrial
development.

Acreage

The site has slopes of ten to twelve percent on the
eastern side and four to five percent on the western
side. The ground slopes from east to west in the site’s
shorter dimension, limiting the ability to create flat
areas for large buildings.

Topography

Limited visibility from Hunziker Road reduces the

Visibility

attractiveness of the rear portion of the site for certain
development types.

Specific types or levels of public facilities,
services or energy infrastructure

Industrial access to roads is difficult due to slopes on
Hunziker Road and the rail spur along Wall Street.

Proximity to a particular transportation
or freight facility such as rail, marine
ports and airports, multimodal freight or
transshipment facilities, and major
transportation routes

A rail line is located immediately to the south of the site,
with an existing spur that connects to the Portland &
Western Railroad.
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Table 5: Development Constraints

Development Constraints
(OAR 660-009-0005(2))

Site Condition

Low-quality wetlands are present in the northwestern
portion of the site.

The Tigard Significant Habitat Areas map identifies the
eastern half of the site as lower value habitat. This map
appears outdated since the majority of the tree cover has
now been removed. No areas are identified as moderate
value or highest value habitat.

A railroad spur is located on the western boundary; low
Environmental contamination levels of soil pollution can be typical near railroad
alignments.

Slopes on the eastern portion of the site pose a
significant constraint on industrial development. Slopes in
excess of ten percent hamper the ability to construct
large-footprint industrial buildings. General industrial and
manufacturing  buildings require relatively large
unconstrained acreage to create industrial development.

Wetlands

Environmentally sensitive areas such as
habitat

Slope/topography

Cultural and archaeological resources No known cultural or archeological resources are on site.

Major extensions of utilities will be required to serve the
site.

The site is comprised of four parcels, two of which are
currently zoned I-P.

The Tigard Seismic Hazard map classifies the northwest
Natural hazards and southern portions of the site Category A (greatest
seismic risk).

Infrastructure deficiencies

Parcel fragmentation

The evidence shows that despite relatively high demand for light industrial land and low supply, this site
has not developed for light industrial use and is unlikely to do so in the future because of its unsuitable
site characteristics and development constraints. MUE zoning on the eastern portion allows the site to
be developed with some combination of employment and multifamily workforce housing use and allows
the site to be developed in a more flexible way. Development allowed under the MUE zone will help
create a stronger, more diversified, and sustainable development on this site, which in turn will help the
local economy.

Housing

GOAL: 10.2 Maintain a high level of residential livability.

POLICIES:

7. The City shall ensure that residential densities are appropriately related to locational
characteristics and site conditions such as the presence of natural hazards and natural resources,
availability of public facilities and services, and existing land use patterns.

8. The City shall require measures to mitigate the adverse impacts from differing, or more intense,
land uses on residential living environments, such as:

A. orderly transitions from one residential density to another;
B. protection of existing vegetation, natural resources and provision of open space areas; and
C. installation of landscaping and effective buffering and screening.
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Response: The comprehensive plan currently designates 2.1 acres of this site for Low Density Residential
development (tax lot 25101DB00400). These 2.1 acres are proposed to be changed to Mixed Use
Employment. The current zoning (R-3.5) requires 10,000-square-foot lots so the tax lot could
accommodate around seven single-family homes. In the context of the City’s supply of vacant residential
land, a reduction of seven units may not be significant since it would decrease the city’s residential land
supply by a very small fraction. (The 2014 Buildable Lands Inventory indicates that 307 acres of
residential land were buildable.) The Mixed Use Employment zone also allows for multifamily residential
construction, so housing would continue to be accommodated even with the MUE zoning. As illustrated
in Figure 1, some of the existing mature trees along the eastern site boundary may be able to buffer
development from the adjoining residences. The range of uses allowed in the MUE zone is more
compatible with the adjoining residential uses than the existing I-P zoning due to reduced likelihood of
noise-generating uses.

Title 18 of the Tigard Municipal Code (Tigard Community Development Code)
Chapter 18.380 Zoning Map and Text Amendments
18.380.030 Quasi-Judicial Amendments and Procedures to this Title and Map.

Approval of an ordinance amending the zoning map, comprehensive plan map, comprehensive plan, or

development code shall be based on the following:

A. Quasi-judicial amendments. Quasi-judicial zoning map amendments shall be undertaken by
means of a Type IlI-PC procedure, as governed by Section 18.390.050, using standards of
approval contained in subsection D of this section. The approval authority shall be as follows:

1. The commission shall decide zone change applications which do not involve comprehensive
plan map amendments;

2. The commission shall make a recommendation to the council on an application for a
comprehensive plan map amendment; and

3. The commission shall make a recommendation to the council on a zone change application

which also involves a concurrent application for a comprehensive plan map amendment.

The council shall decide the applications on the record as provided by Chapter 18.390.
Response: This application is for a quasi-judicial zone change which also involves a concurrent
comprehensive plan map amendment. The Planning Commission makes a recommendation to City
Council and City Council makes the final decision. This standard is met.

B. Standards for making quasi-judicial decisions. A recommendation or a decision to approve,
approve with conditions or to deny an application for a quasi-judicial amendment shall be based
on all of the following standards:

1. Demonstration of compliance with all applicable comprehensive plan policies and map
designations;

2. Demonstration of compliance with all applicable standards of any provision of this code or
other applicable implementing ordinance; and

3. Evidence of change in the neighborhood or community or a mistake or inconsistency in the

comprehensive plan or zoning map as it relates to the property which is the subject of the
development application.
Response: This report provides evidence of compliance with comprehensive plan policies and other
local, regional, and state approval standards. The City’s adoption of Ordinance 15-06 amended the
comprehensive plan and the EOA by accounting for slope constraints on industrially-zoned properties,
including the subject site. The new information contained in this ordinance identified approximately 17
acres of the subject site with slopes in excess of 10%, which limits the ability to create large, flat sites
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required for many industrial uses. The proposed comprehensive plan amendment and zone change
builds on the City’s recognition of the prior oversight in the EOA’s buildable land inventory. The
Development Analysis (Attachment 2) supports the conclusion that the existing plan and zoning
designation is inconsistent with the market requirements for industrial development (also see the
response to the Comprehensive Plan Economic Development policies). By changing a portion of the site
to Mixed Use Employment, the City can encourage economic efficiencies that lead to development
within both the MUE portion and the I-P portion.

C. Conditions of approval. A quasi-judicial decision may be for denial, approval, or approval with

conditions as provided by Section 18.390.050. A legislative decision may be approved or denied.
Response: The applicant has supplied evidence in support of the proposed zone change and
comprehensive plan map amendment so the City has a sufficient basis for approval of the application.
The applicant understands that staff will be recommending a condition of approval that 280 non-retail
jobs be accommodated on the MUE-zoned portion of the site. Due to the importance of flexibility in
response to ever-changing market conditions, the applicant respectfully requests that the City allow any
permitted use in the MUE zone rather than restricting the site to a specific land use. Further, in order to
maintain compliance with the Transportation Planning Rule, the applicant proposes a condition of
approval imposing a trip cap based on anticipated trip generation allowed in the current zoning.

Chapter 18.390 Decision-Making Procedures

18.390.050 Type lll Procedure

B. Application requirements.
1. Application forms. Type Il applications shall be made on forms provided by the director as
provided by 18.390.080.E.1.
2. Content. Type lll applications shall:
a. Include the information requested on the application form;

b Address the relevant criteria in sufficient detail for review and action;

c. Be accompanied by the required fee;

d Include two sets of pre-stamped, pre-addressed envelopes for all persons who are
property owners of record as specified in subsection C of this section. The records of
the Washington County Department of Assessment and Taxation shall be the official
records for determining ownership. The applicant shall demonstrate that the most
current assessment records have been used to produce the notice list;

e. Include an impact study. The impact study shall quantify the effect of the
development on public facilities and services. The study shall address, at a minimum,
the transportation system, including bikeways, the drainage system, the parks
system, the water system, the sewer system, and the noise impacts of the
development. For each public facility system and type of impact, the study shall
propose improvements necessary to meet city standards and to minimize the impact
of the development on the public at large, public facilities systems, and affected
private property users. In situations where the community development code
requires the dedication of real property interests, the applicant shall either
specifically concur with the dedication requirements, or provide evidence which
supports the conclusion that the real property dedication requirement is not roughly
proportional to the projected impacts of the development.

Response: The applicant has submitted forms supplied by city staff and provided the materials noted in
the list above. The public facilities impact study is included as Attachment 4. The applicant concurs with
the requirement to dedicate right-of-way along Hunziker Road and Wall Street in conjunction with
future development. Because no development is being proposed as part of this application, no right-of-
way dedication is warranted at this time.
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The proposed Mixed Use Employment Comprehensive Plan designation of the eastern portion of the
site will allow development types which can better accommodate slope constraints while also reducing
potential conflicts between uses on the subject property and abutting residential development. The
proposed zone change from |-P to MUE has the potential to increase economic development in Tigard
by properly accounting for development economics applicable to the different portions of the site.

Iv. CONCLUSION

As detailed above, the proposed comprehensive plan map amendment and zone change meets or
exceeds the City of Tigard requirements and applicable statewide planning goals and administrative
rules. The applicant respectfully requests approval of the application in order to advance the City’s
economic development objectives by bringing vacant land into productive use.

H:\Projects\213047402\WP\RPT-City of Tigard-Comprehensive Plan Map Amendment-150514.docx 31



m ORTHWEST RESIDENTIAL - COMMERCIAL - INDUSTRIAL

Licensed in OR , WA & ID

th : .
URVEYING, INC. 1815 NW 169™ Place, Suite 2090 Telephone: 503-848-2127
Beaverton, OR 97006 Fax: 503-848-2179

I-P Zone Description

May 11, 2015
NWS Project Number 366

A tract of land located the northwest one-quarter and the southwest one-quarter of Section 1,
Township 2 South, Range 1 West, Willamette Meridian, City of Tigard, Washington County,
Oregon, and being more particularly described as follows:

Commencing at the most westerly southwest corner of Lot 1 of “Tech Center Business Park”,
recorded in Book 53, Page 29 of Washington County Plat Records, said point also being on the
northeasterly right-of-way line of the Southern Pacific Railroad and being the most southerly corner
of that property described as Parcel V in the deed to Fred W. Fields as Trustee of the Fred W. Fields
Revocable Living Trust, recorded on May 5, 2010 as Document Number 2010-033975,
Washington County Deed Records; Thence along said northeasterly right-of-way line, North
41°55°03” West 1113.55 feet to the Point of Beginning;

Thence leaving said northeasterly right-of-way line, North 29°34°10” East 1856.77 feet to a point
on the southerly right-of-way of SW Hunziker Street (30.00 feet southerly from the centerline
thereof, when measured at right angles); Thence along said southerly right-of-way line, North
71°51°14” West 421.12 feet to a point of curvature thereon; Thence continuing along said southerly
right-of-way line, 43.75 feet along a tangent curve to the right with a radius of 230.00 feet, a delta
angle of 10°53°59”, and a long chord bearing North 66°24°15” West 43.69 feet to a point of
tangency; Thence continuing along said southerly right-of-way line, North 60°57°15” West 3.78
feet to the northwest corner of that property described as Parcel VI in said deed to Fred W. Fields;
Thence along the westerly line of said Parcel VI, South 29°34°10” West 1614.75 feet to said
northeasterly right-of-way line of the Southern Pacific Railroad; Thence along said northeasterly
right-of-way line, South 41°55°03” East 485.10 feet to the Point of Beginning.

The above described tract of land contains 18.31 acres, more or less.

The basis of bearings for this description is survey number 32,010, Washington County Survey
Records.
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URVEYING. INC. 1815 NW 169™ Place, Suite 2090 Telephone: 503-848-2127
’ Beaverton, OR 97006 Fax: 503-848-2179
MUE Zone Description
May 11, 2015
NWS Project Number 366

A tract of land located the northwest one-quarter and the southwest one-quarter of Section 1,
Township 2 South, Range 1 West, Willamette Meridian, City of Tigard, Washington County,
Oregon, and being more particularly described as follows:

Beginning at the most westerly southwest corner of Lot 1 of “Tech Center Business Park”, recorded
in Book 53, Page 29 of Washington County Plat Records, said point also being on the northeasterly
right-of-way line of the Southern Pacific Railroad and being the most southerly corner of that
property described as Parcel V in the deed to Fred W. Fields as Trustee of the Fred W. Fields
Revocable Living Trust, recorded on May 5, 2010 as Document Number 2010-033975,
Washington County Deed Records; Thence along said northeasterly right-of-way line, North
41°55°03” West 1113.55 feet; Thence leaving said northeasterly right-of-way line, North 29°34°10”
East 1856.77 feet to a point on the southerly right-of-way of SW Hunziker Street (30.00 feet
southerly from the centerline thereof, when measured at right angles); Thence along said southerly
right-of-way line, South 71°51°14” East 180.65 feet to a point of curvature thereon; Thence 36.08
feet along a tangent curve to the left with a radius of 230.00 feet, a delta angle of 8°59°21”, and a
long chord bearing South 76°20°55” East 36.05 feet to the northeast corner of that property
described as Parcel 1I in the deed to Fred W. Fields and H. Suzanne Fields recorded May 1, 2006 as
Document Number 2006-051473, Washington County Deed Records; Thence along the east line of
said Parcel II and the East line of Parcel I from said Document Number 2006-051473, South
00°55°57” West 626.06 feet to the southeast corner of said Parcel I; Thence along the south line of
said Parcel I, North 89°19°21” West 330.40 feet to the southwest corner thereof, said point being on
the east line of that property described as Parcel IX in said Document Number 97-097055; Thence
along the east line of said Parcel IX, South 01°20°51” West 671.06 feet to the southeast corner
thereof, said point also being the northeast corner of said Parcel V; Thence along the east line of
said Parcel V, South 01°11°55” West 1086.06 feet to the Point of Beginning.

The above described tract of land contains 24.18 acres, more or less.

The basis of bearings for this description is survey number 32,010, Washington County Survey
Records.
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THE FIELDS PROPERTY DEVELOPMENT ANALYSIS STUDY.

This development analysis was generated through a series of joint venture workshops
with the property owner, local developers, local brokers, the City of Tigard, and
Mackenzie land use planners and civil engineers. The intent of the workshops and this
analysis is to help determine the highest and best use of the undeveloped Fields Property, given:

* Significant site constraints

e The current and future development market

¢ Regional needs/City needs for employment areas
OUR HISTORY. OUR FUTURE. OUR PROMISE.

This exercise was taken on as a collaborative effort to determine how the Fields

The values of our founder, Tom Mackenzie, remain the hallmarks of our firm.
Property could be

Upon this foundation we have, steadily and intentionally, built a team of experts

focused on delivering the highest level of design excellence in service to our

. . . = m -
clients. This mark is our signature and our bond. z I. Slte Context 3
z 1.1 Site information 4
ﬂ [.2 Site Context 7
Z -
o Il. Development Constraints 8
o II.1 Development Constraints 9
[1.2 Market Context 13
I1l. Potential Solutions 14
[11.1 Shared Goals 15
[11.2 Development Options 16
1.3 Zoning Options 19
For more information please contact: E-.I— E I11.4 Development Economics/Feasibility 21
Christine McKelvey, AIA, LEED AP Matt Butts, PE, LEED AP = I11.5 Needs 22
Land Use Planner Civil Engineer :
cmckelvey@mcknze.com mbutts@mcknze.com & Develaprdnt Gemparisan Sosts 25
503.224.9560 n mcknze.com E

Portland, OR n Vancouver, WA n Seattle, WA
mcknze.com

The pages of this proposal were printed on recycled content paper using soy based ink.

© 2013 Mackenzie Engineering Inc. Unless noted, all text, video recordings, photos, drawings, computer generated images
and/or statements are owned by Mackenzie and protected by copyright and/or other intellectual property laws. No part of
these pages, either text or image may be reproduced, modified, stored in a retrieval system or retransmitted, in any form or by
any means, electronic, mechanical or otherwise without prior written permission. Mackenzie®, and M™ and all corresponding
logos and designs are service marks and/or registered service marks of Mackenzie Engineering Inc . All rights reserved.
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.1 SITE INFORMATION

Size: 42.5 acres | N TN LA I | Es . Site and Su:rrc{;undin‘@ Properties
. LN o & e J e S )
N PN N : ' = N \ > - o |
Location: Just south of 217 and west of g N % | L 2 5\a \ =T ~ B g |17

SW 72nd Avenue exit | N | ‘_ By S\ /AT, Y & ‘! (
Zoning: |-P, C-P, and R-3.5
Comp Plan Designation: IL, CP, and L

Street Frontage: Approx. 345’ along
SW Hunziker Road, contains private
street (SW Wall Street) on west side

Topography: 4-5% slope on western
side, 10-12% on eastern side

Existing Features: Remaining row of
trees on eastern property line; unused |
rail spur along (private) SW Wall Street 555

Wetlands: Low-quality wetland area
near northwest corner (Clean Water
Services Vegetated Corridor)

Fields Trust
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Existing Conditions - 2008 Survey

Portions of the site near the rail spur previ-
ously leveled by owner; low-grade wetland
developing (not on City inventory, but on
Clean Water Services Vegetated Corridor map)

Elevations range from 150’ at western property
line to 240’ at places along eastern property
line

All structures on the site have been removed

Existing Conditions and Topography
0 Rail Spur

- Low-Grade Wetland (Clean Water Services-
designated Vegetated Corridor)
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Existing Conditions - SW Wall Street (Private) and Rail Spur Existing Conditions - Northern
and Eastern Edges of Site

Southwest Corner'of SW Hunziker Road Northern Edge of Site Along SW Hunziker | Northern Edge of Site Along SW Hunziker
and SW Wall Street | Rail Spur on South Side of SW Wall Street Road Road
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2027 City of Tigard Comprehensive Plan
.2 SITE CONTEXT
| ‘.9-\

Surrounding Area Current Zoning
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[l. DEVELOPMENT CONSTRAINTS

What factors are keeping the Fields Property from being developed, and what
benefits will the City receive with the site development?



1.1 DEVELOPMENT CONSTRAINTS

The property has been on the market for several years with much interest from the development community; however, development has thus far been unfeasible. The general location is desirable only for
a limited set of uses, and there are significant topographical challenges with the uses allowed under the current zoning designation of I-P.

Previously considered uses include a bus barn for Tigard-Tualatin School District, City Public Works use, industrial development, and multi-family residential.

Primary Issues

1. Slope and configuration of majority of site not suitable for
market-scale development allowed under current I-P zoning
(e.g. 200’ wide/deep or larger industrial/employment use
buildings)

2. Slope of SW Hunziker Road not adequate for truck access
on north side of site (to support allowed uses under current
[-P zoning); existing grade is : 10%, recommended grade is :

4-5%)
3. Transportation System Plan (TSP) designation and width

of SW Wall Street (private) between adjacent development

and rail spur not wide enough for City Collector standards
(SW Wall Street designated as future Collector on City’s
TSP)

Secondary Issues

1. Wetland area in flattest portion of site (low quality)

2. Remaining trees along eastern property line (both positive
and negative factor)

3. Limited access to site for some uses from Hwy 217, SW
72nd Avenue, and Hwy 99W on existing roads

4. Possible Noise from adjacent railroad switching yard could
impact possible uses depending on needs

Existing Conditions and Topography
0 Rail Spur

- Low-Grade Wetland (Clean Water Services-
designated Vegetated Corridor)

SLOPE
N o -5
61-10%

. 101-7%

N

& TR
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Example: Small industrial building (150-200’ wide)

_ existing topography ‘g
it

Primary Constraint 1: Slope and Example: Typical small office (100’ wide)

Conflguratlon/ Zoning e
For western portion of the site’s current zoning and Comprehensive Plan de5|gnat|on —-”_4-”_"]']@
(IL), with the site’s slope and configuration, allowed uses such as small industrial oxisting topography I%
buildings (150-200’ wide) would require a 20-30’ high retaining wall and/or extensive
grading, which has been found to be cost prohibitive for previous potential buyers

* Smaller buildings such as offices would require partial basements and a smaller
retaining wall, or more extensive grading which has been found to be cost prohibitive
for this use

* Narrow buildings such as multi-family residential or mixed-use buildings could be built

into the slope with small retaining wall required (however, current zoning does not ting topography
. X1
support housing as an allowed use) =

Example: Retail/Mixed-Use/Residential (50’ wide)

Primary Constraint 2: Slope of SW Hunziker Road

* The majority of the slope along the property frontage of SW Hunziker Road (only
public street frontage) is approximately 10%, which is too steep for trucks servicing
allowed uses on site (4-5% is the maximum possible)

* Only current access to property is at SW Wall Street (currently a private street).
Access off of Hunziker Road is needed for development but the road is steeply sloped
for majority of street frontage (10% +/-) and is not adequate for larger truck turning
radius required with many I-P zone uses.

Site on SW Hunziker Road Facing East

Fields Trust
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Example Street Sections: Current Layout Inadequate Collector Width, Adequate Local
3 Industrial Width

THREE-LANE = =
Primary Constraint 3: Private Street (SW Wall Street) MO o rEs 1 '

Designation/Width

* The most appropriate vehicular access to the site has been found to be from a private

street (SW Wall Street). SW Wall Street is included on the City’s TSP as a Minor

Collector, with a required width of 58-96’. At different points along the SW Wall

Street in its current layout between the rail spur and existing buildings, the width is less SECTION

than 58’ A ——
* SW Wall Street could potentially be amended in the TSP to be designated as a Local

Industrial street, which is a more feasible design section. Adjacent property owner

has rights to rail spur and does not appear willing to support albandoning the spur to

facilitate road improvements along SW Wall Street

» Possible future connection to SW Tech Center Drive; SW Tech Center Drive is SECTION
designated Local Industrial B
Secondary Constraint 1: Wetland Area w no
TWO-LANE s s [ i : 25
* A low-quality wetland exists on flattest parts of the site, which has been found tobe LOCAL INDUSTRIAL ot |
the most appropriate location for industrial development STANDARD '

SECTION

SECTION
B

Street Section Locations

Fields Property Development Analysis M
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Secondary Constraint 2: Remaining Trees

* A large amount of mature trees exist along the eastern edge of the property. They
act as a buffer to adjacent residential uses and could be potentially integrated into
a development scheme that included smaller scale buildings such as residential, but
serve as a constraint for many of the currently approved uses in the I-P zone

* Both positive and negative factor; some additional trees may need to be removed,
but retained trees could aid in separation of uses from existing single-family residential
neighborhood*

Secondary Constraint 3: Limited Access from Major Routes m;-“- >

* Siteis close proximity to Hwy 217 but not easily accessed from all directions, such as
from northbound left turn intersection on SW 72nd Avenue, a potential issue for many
use types currently allowed in existing I-P zoning

* SW Tech Center Drive to the south of the site does not currently connect to SW Wall
Street, but could be considered with future City transportation improvements

* The City of Tigard development code currently requires a 50-foot property setback where the side or rear yard of an
industrial zone abuts a residential zone (see Table 18.530.2, Note 3). If the MUE-2 zone was applied to the sloped portion
of the Fields Trust property, as discussed later in this document, the setback requirement could be reduced to 20’ where
the Fields Trust property abuts the existing residential area (see Table 18.520.2). Table 18.530.2, Note 4 references an
additional development requirement for industrial land abutting the Rolling Hills neighborhood, the neighborhood directly
to the east of the Fields Trust industrial property. That requirement refers to compliance with a Comprehensive Plan policy,
Policy 11.5.1, that no longer exists. The City’s current adopted and acknowledged Comprehensive Plan contains no such

l\@rbgglptwectiophsﬁ

(W g

policy. Therefore, Note 4 does not apply any additional restrictions on or requirements to development of the Fields Trust : e
industrial property.

Fields Trust
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1.2 MARKET CONTEXT

The market strength of potential future uses of the Fields Property was discussed at the two workshops with City staff, the owner and local industry/development experts; the need for and interest in

potential uses that can be supported by the current market was identified by local developers and real estate brokers with experience in the Tigard area and reviewed with the workshop team in order to
feasibly develop employment lands on the Fields Property.

Identified High Market Demand in the Area:

» Light industrial/smaller office/flex (5,000-7,500 SF tenant spaces within larger building footprints). Typically need 150’ deep x 250’ wide buildings with 50’ truck bays
e Multi-family residential (workforce to mid-range, would also support adjacent industrial and employment uses). Good location, strong market demand

Light Industrial/ Flex Example

A

Identified Low Market Demand in the Area:

e Class A Office in suburban areas (e.g.: Kruse Way scale and location) Rents have not increased significantly since the late 1990’s, but construction costs have.

¢ Retail Not close enough to freeway interchange. Only specialty “destination” big-box (with little to no pedestrian traffic) might be supported, but site is too sloped to accommodate it. Restaurants
(location too far from main roads, other retail)

e Specialty Recreation (e.g. fitness centers-demand more retail-centered areas)
« “Live/work” spaces in suburban areas (without city center co-location to services and transit)

Fields Property Development Analysis M
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[1l. POTENTIAL SOLUTIONS

What is the highest and best use for the Fields Property and what measures can be taken
to support it?



1.1 SHARED GOALS

What are the primary goals for the site’s optimal development, considering the highest and best use (based on the market, site
features, and regional needs)?

Owner (Fields Trustee) Developer City of Tigard Metro
Want to see entire site sold and developed « Zoning that respond to market; develop uses + Bring new users/appropriate developmentto + Promote and sustain a strong and competitive
such that it meets the needs of the community that are profitable, meet long term market Tigard which will help support the local econ- regional economy
and provides the owner with a reasonable rate needs and serves as a community asset omy . Protect industrial areas from non-job-creating
of return on its investment + Make site more available for developmentto  « Increase job opportunities uses
other future users (such as through easier « Improve public infrastructure and connectivity
access) in central locations of Tigard (particularly for

freight mobility)

N\ /S

Resulting Question: What potential site layouts and uses would
achieve these?

Shared Goals:

Fields Property Development Analysis M
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I11.2 DEVELOPMENT OPTIONS

Subarea 1

e Subarea 1 contains slopes closer to the eleva-

tion of SW Wall Street and could be easily Site Subareas

accessed from that street. This portion of the || subarea 1: Western Side (Least Sloped)

site is less steeply slope (existing wetland

would need to be mitigated and/or accommo- || Subarea 2: Eastern Side (Most Sloped) :
dated)

e The Shape of subarea 1is more appropriate to
accommodate small industrial buildings, flex/
offices, retail, or other commercial use as cur-
rently zoned (1-P)

e Additional access could make this portion of
the site more feasible for development if SW
Tech Center Drive was extended west and/or a
secondary access was added off of SW Hun-
ziker (would be steeply sloped)

Subarea 2

» Subarea 2 has a steeper slope (10% +/-), with
no current access off of SW Hunziker. This por-
tion of the site is non-rectangular shaped and
contains a significant number of existing trees

e Additional access could make this portion of
the site more feasible for development if SW /
Tech Center Drive was extended west and/ora -~ i3 LA
secondary access was added off of SW Hun- N, = 7 -\

7| £

TN

e v~

1O,

ziker (would be steeply sloped) A :/ v { ey m@;@%g@a i J RO : -
* Subarea 2 does not easily accommodate - K\«/ / - & i A
industrial, larger office, retail, or other com- i : g - ———— ')5 ﬁ’
mercial buildings due to topography con- i [Eff = o o S :I
straints and access. Smaller buildings with less p ? S = IS J "
intensive access needs (such as multi-family i[H | o sto wo 15 3 e e AR -
housing and small scale office uses) are better o \ e B s ROl %/
suited to the steep slopes, significant number b ll =g e PRl i

of trees and surrounding residential uses.
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Note: This plan is not intended to be a proposed development plan for the
site. It is intended to serve as an example of how the site could be developed
to maximize employment and support residential uses in a way that would be

A Hypothetical Marketable, Site-Appropriate Development Concept* feasible under current market conditions.

Based on previous market studies and develop- . | .y
ment options available on the property over the Potential Buildings/Uses (Approx.)
past few years, participants at the two workshops

held in January 2014 determined that a hypotheti- || 174,000 SF Industrial (43,500 SF Buildings)

cal, marketable plan is needed to determine the I 40,000 SF Flex/Commercial (One 2-story building)
capacity of the subareas to accommodate the

maximum amount of employment lands for the [ | 324,000 SF Multi-Family Residential

site given size, slope, location, and configuration. RO e REL digos)

This concept plan represents a hypothetical, mar- * ThickiACcess

ketable development concept scheme. Specific

uses and tenant types have not been identified:; ms> Vehicle Access

the _intent was to idfantify the most appropriate Existing BhelPotential

zoning and use designation that could be sup- Euture Connections

ported by the development sector and would sup- from Public Streets

port the City’s need for maintaining and increas-
ing employment lands in the district.

* This potential site plan accommodates a mix of
employment intense flex/light industrial build-
ings, office uses, and multi-family residential

* Subarea 1 could accommodate several poten-
tial uses, but the high demand for small indus-
trial spaces was determined to better meet the
market demands and regional industrial land
needs

e Subarea 2 is less flexible due to constraints Potential buffer to existing housing
mentioned previously in this analysis. This
area was deemed appropriate for providing
needed housing or other smaller footprint
uses on steepest slope areas with the intent of
preserve as many mature trees around develo-
ment as possible

Fields Property Development Analysis M
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Public Improvements Identified to Support Maximum Potential Development Concept

ASSUMPTIONS: Transportation Imrpovements .
. Subarea 1 can be accessed from SW Wall 0 0 Public Street Improvements Required / (zé&
. . K
Street (currently private, unimproved) O Off-Site Improvement (Requires adjacent property ) <
* Subarea 2 can be accessed from SW Hunziker owner cooperation) (c,\ :

Road at top of hill (auto access only) and from _ _
a potential future connection along SW Tech st e B IS e
Center Drive at the southern property
NECESSARY IMPROVEMENTS:
 Connect SW Tech Center Drive at the south-
east corner of the site to SW Wall Street (make
SW Wall Street public). Cannot be done in cur-
rent configuration; options include:
*  SW Wall Street changed to Local Indus-
trial/Commercial to match SW Tech Center
Drive
e Remove rail spur, install standard Minor
Collector street improvements
» Potential need to install traffic signal at SW
Wall Street/SW Hunziker

Approx.

7/ Add
</ traffic
% 5/ signal?

POTENTIAL OFF-SITE IMPROVEMENTS:
* Improve intersections of SW Hunziker Road

and SW 72nd Avenue/SW Hunziker Road/SW
Hall Boulevard
« Pedestrian/bike connection over tracks via .
ped/bike bridge to public open space to the s Q.
O v
south ( = 4
ol 55
(5 - | S £
15 o PO WO o
2 (0}
o l * g’
g e
.| 11l & Q
3 1 O E
wn —
" Il l
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1.3 ZONING OPTIONS

The following epresents the findings of two workshops held in January 2014, and includes recommended zoning options to achieve the highest and best use of the entire Fields Property

Potential Zoning Conducive to Marketable Development Concept

* The site currently is zoned a mix of I-P, C-P, Proposed Zonlng/Uses

and R-3.5 Most of the site is zoned I-P; resi- | I-P Zoning (Approx. 20 Acres)
dential uses not allowed. The proposed mar- '
ketable scheme includes rezoning a portion of MUE Zoning (Approx. 22.5 acres)

the site to reflect market conditions and land
suitability. Possible uses include work-force
housing on the steepest portion of the site to
support employment lands.

MUE

LEGEND
s
Zoning District
M cs
I
I

=

1p
I mu-cep

MUE

R-12

R-12

R-25
R35 .

R-45

e Zoning that would accommodate the pro-
posed marketable development concept ;
include:

e Subarea 1: Remain I-P

SW Varns Street
——

e Subarea 2: Remain employment-focused
land, but allow residential through MUEzon-

ing.

SW Tech Center Drive

Fields Property Development Analysis M
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RECOMMENDED ZONING FOR

SUBAREA 1: REMAIN I-P
I-P:

Industrial Park District
Tigard Development Code 18.530.020:

The I-P zoning district provides appropriate loca-
tions for combining light manufacturing, office
and small-scale commercial uses, e.g., restaurants,
personal services and fitness centers, in a campus-
like setting. Only those light industrial uses with no
off-site impacts, e.g., noise, glare, odor, vibration,
are permitted in the I-P zone.

ALLOWED USES INCLUDE:

+ Some civic/institutional (emergency services,
public support)

Commercial (lodging, entertainment, repair-
oriented, fuel sales, office, self-service storage)

* Industrial (light industrial, R&D, wholesale
sales) (Warehouse not permitted)

CONDITIONAL USES INCLUDE:

* Some civic/institutional (utilities, recreation,
day care)

¢ Commercial (eating/drinking, sales-oriented,
personal services, vehicle servicing)

RECOMMENDED ZONING FOR

SUBAREA 2: CHANGE TO MUE
MUE:

Mixed Use Employment District
Tigard Development Code 18.520.020F:

The MUE zoning district is designed to apply to a
majority of the land within the Tigard Triangle, a
regional mixed-use employment district bounded
by Pacific Highway (Hwy. 99), Highway 217 and
[-5. This zoning district permits a wide range of
uses including major retail goods and services,
business/professional offices, civic uses and hous-

ing.

ALLOWED USES INCLUDE:
e Multi-family housing (Max 25 units/acre)

e Commercial/retail support (lodging, eating/
drinking, sales-oriented, personal services,
repair-oriented)

« Civic/institutional: utilities, recreation, cultural
institutions, day care, clubs/lodges

CONDITIONAL USES INCLUDE:

e Limited industrial (light industrial, R&D, ware-
house)

NOTE: THE MUE ZONE IS DESIGNED TO APPLY TO AREAS
WHERE EMPLOYMENT USES ARE CONCENTRATED AND
ENCOURAGED. BY CHANGING A PORTION OF THE I-P ZONE
/TO MUE, THE PROPERTY WILL BE MORE APPROPRIATELY
'|ZONED TO BE COMPATIBLE WITH THE R-3.5 ZONE TO THE
EAST AS WELL AS THE I-P ZONED PROPERTY TO THE WEST.
THE MUE ZONE ACTS AS AN APPROPRIATE TRANSITION
ZONE FROM SINGLE FAMILY RESIDENTIAL TO LIGHT
INDUSTRIAL/COMMERCIAL DEVELOPMENT

ECONOMIC BENEFIT TO THE

CITY OF TIGARD WITH REZONE

Land Value:
EXISTING LAND VALUE:

e Current land value provides property taxes to
the City of Tigard of roughly $90,000/year

LAND VALUE WITH PROPOSED DEVELOPMENT:

e Land value based on proposed development
densities described in this exercise would
generate approximately $700,000-$800,000/
year. (Value based on assumption of $20/1M
of development cost)

Permits/System Development
Charges:

ONE-TIME DEVELOPMENT FEES TO THE CITY :

 Based on the cost of development and pos-
sible densities proposed in this exercise, the
permit fees and system development charges

at time of development would likely be
between $4,000,000 and $7,500,000.

Employment Opportunities:

(Based on possible densities and uses proposed in the col-
laborative workshop that would meet market needs)

LIGHT iNDUSTRIAL/fLEX OFFICE JOBS:

¢ 400-700 Light Industrial/Flex Office jobs, con-
centrated on the |-P subzones identified in this
exercise.

OFFICE JOBS:

e 150-250 Office Jobs, assumed to be provided
in both the I-P and MUE subzones identified in
this exercise.

WORK FORCE HOUSING:

e 300 possible new multi-family housing units to
support employment lands

(NOTE: Employment numbers are based on size of building
and user/SF allowed per the International Building Code in
conjunction with information provided by developers with
similar scale developements in the area.)

Fields Trust

February 13, 2014



1.4 DEVELOPMENT ECONOMICS/FEASIBILITY

Over the course of the past few years, several development feasibility studies have been completed by developers looking at the property. Outlined below are highlights from various cost studies
completed by PacTrust Development. Note that this data is preliminary and is was developed in order to determine development feasibility with the site being developed as it currently is zoned (I-
P), and also to look at feasibility with approximately 50% of the site being rezoned to MUE. These numbers are based on current market values and are estimates only for purposes of determining
development feasibility, return on investment, and economic value to the City of Tigard.

EXHIBIT A below outlines the site conditions as
they exist today in section. Undeveloped.

EXHIBIT B illustrates a section through the site
highlighting the maximum development poten-
tial for the site with the site’s current zoning (I-P).
With the current zoning and market conditions,
approximately 20 acres could be developed with
a total build out of approximately 175,000sf. The
total site coverage would be a maximum of 20%
of the site. The estimated cost of development
excluding land costs is $22,100,000 ($126/sf)
including necessary off-site improvements, nec-
essary grading, permits and fees. The extraor-
dinary costs, due to site constraints, that must
be absorbed by this development are between
$2,600,000 and $3,000,000. That equates to
an additional $12-$15/SF of additional cost that
must be added on to the building costs, creating
a development cost premium of 25-40%. In this
scenario, and even without the cost of land pur-
chase, the project is not financially feasible. (Refer
to the separately attached cost comparison of
Business Park Development Costs).

EXHIBIT C illustrates a section through the

site highlighting the proposed zone change for
approximately 22 acres as well as potential devel-
opment as allowed in the MUE zone. With this
proposed scenario, development costs are shared
by feasible development across the full extent

of the site, bringing the extraordinary site devel-
opment costs to approximately $750,000. The
same industrial development identified in Exhibit
B could occur (175,000sf) on the 20 acres of |-P
zoned property, but an additional 22 acres of MUE
development could occur on the eastern portion
of the site, bringing the estimated cost of devel-
opment in line with market demands and creat-
ing a viable development solution that will bring
development to employment lands in the City of
Tigard.
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1.5 NEEDS

How can the owner and development team work with the City to develop the Fields Property such that employment lands can be
created?

Highest and Best Use of the Property (based on the market, site features, and regional needs):

Primary Constraints: Possible Solutions:

1. Slope and configuration of site not suitable — 1. Re-zone a portion of the site for less inten-
for market-scale industrial/employment uses sive use that better accommodates smaller
(as majority of site is currently zoned) building footprints and surrounding residential

uses.

2. Slope of SW Hunziker Road not adequate for — 2. Re-zone site for more appropriate use and
truck access on north side of site allow secondary site access along Hunziker

3. TSP designation and width of SW Wall Street — 3. Re-designate SW Wall Street to classification
(private) between adjacent buildings and rail with narrower standard

spur not wide enough for City Collector stan-
dards (SW Wall Street designated as future
Collector on City’s TSP)

4. Limited Freight Access and Connectivity — 4. Connect SWWall Street to SW Tech Center

Drive

Fields Trust

February 13, 2014



1. DEVELOPMENT COMPARISON COSTS

PacTrust Development has successfully developed over 10,000,000 square feet of industrial and flex/office space, with most of that happening in and around the Willamette Valley area. In an effort
to realistically look at business park development costs of the Fields Property in comparison to other recently developed properties in the area, PacTrust has assisted the team with compiling actual
development costs of a recently completed industrial flex/office project of similar scale and density to estimated development costs on the Fields Property in Tigard.

FIVE OAKS WEST BUSINESS

COMPARISON OF BUSINESS PARK DEVELOPMENT COSTS:

PARK, HILLSBORO, OREGON FIVE OAKS WEST BUSINESS PARK VS. FIELDS TRUST PROPERTY

Five Oaks West Business Park is located in the
high-tech area of Hillsboro, Oregon. Currently a
34,875 square foot flex building is operational and
a pre-leased 54,000 square foot building is under
construction. The total developed square footage
is approximately 167,000 square feet.

Development Coverage:

(Includes land area readily available and
appropriate for development)

Fees and Permits:

Soils and Environmental
Architectural and Engineering
Landscape Architecture
Surveying

Testing

Fees and Permits

Total:

Construction Costs:
Offsite and Streets
Sitework
Landscape

Hard Construction
Contingency

Total:

Capitalized Interest:

Tenant Improvements:

Cost Prior to Land Purchase:

Five Oaks West, Beaverton:

34% Coverage

Fees and Permits:

$.30/sf
$2.43/sf
$.17/sf
$.19/sf
$.32/sf
$6.87/sf

$10.28/sf

Construction Costs:

$.38/sf
$7.35/sf
$2.10/sf
$26.61/sf
$2.31/sf
$38.75

$1.16/sf

$11.75/sf

$61.94

21% Coverage

Fees and Permits:
$.54/sf
$2.87/sf
$.39/sf
$.16/sf
$.35/sf
$8.12/sf

$12.43/sf

Construction Costs:
$5.77/sf
$25.97/sf
$4.68/sf
$29.87/sf
$8.26/sf
$74.55

$2.61/sf

$11.75/sf

$101.34

Fields Trust Property, Tigard:

New Public Street needed
Significant slopes/grading
Coverage

Price Increases

10% vs 5%

The cost/sf of building development for the Fields Property is estimated to be 61%
more than a typical business park development of similar size and density.

Fields Property Development Analysis

2130474.01
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MACKENZIE.

DESIGN DRIVEN | CLIENT FOCUSED

May 11, 2015

City of Tigard

Attention: Mike McCarthy, Development Engineer
13125 SW Hall Boulevard

Tigard, OR 97223

Re: Fields Property
Zone Change Transportation Planning Rule Analysis
Project Number 2130474.02

Dear Mr. McCarthy:

Mackenzie is providing this Transportation Planning Rule Analysis letter for the proposed comprehensive plan map
amendment and zone change for the property located at the southeast corner of SW Hunziker Street and SW Wall Street
in Tigard, Oregon. This analysis incorporates your April 13, 2015, comments on our February 18, 2015, scoping letter.

The property is just south of Beaverton Tigard Highway (OR-217) and west of the SW 72nd Avenue exit. The property is
identified as NW %, SE %, Section 01, Township 2S, Range 1W, Tax Lot 100 (Washington County Assessor’s Map
25101CA), 300 (Washington County Assessor’s Map 25101DB), 400 (Washington County Assessor’s Map 25101DB), and
1100 (Washington County Assessor’s Map 25101). The property is 42.5 acres in size, and is currently zoned Industrial
Park (I-P), Professional/Administrative Commercial (C-P), and Low-Density Residential (R-3.5). The comprehensive plan
designations include Light Industrial (IL), Professional Commercial (CP), and Low Density Residential (L). The following
table presents the existing and proposed comprehensive plan and zoning designations.

EXISTING & PROPOSED MAP DESIGNATIONS

— Existing . Proposed. - . Proposed Zoning
Tax Lot (acres) Comprehensive  Comprehensive  Existing Zoning (acres)
Plan Plan 1-P MUE*
251010001100 13.21 IL IL & MUE* I-P 1.90 11.31
25101CA00100 24.16 IL IL & MUE* I-P 16.04 8.12
25101DB00300 3.07 CpP IL & MUE* C-p 0.37 2.70
25101DB00400 2.06 L MUE* R-3.5 0.00 2.06

*Mixed Use Employment (MUE)

TRANSPORTATION PLANNING RULE

This analysis will address Transportation Planning Rule (TPR) requirements outlined in Oregon Administrative Rule (OAR)
660-012-0060(1) stating, “If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use
regulation (including a zoning map) would significantly affect an existing or planned transportation facility, then the local
government must put in place measures as provided in section (2) of this rule, unless the amendment is allowed under
section (3), (9) or (10) of this rule.”

OAR 660-012-0060(2) further states, “If a local government determines that there would be a significant effect, then the

local government must ensure that allowed land uses are consistent with the identified function, capacity, and
P 503.224.9560 = F 503.228.1285 = W MCKNZE.COM = RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214

M ARCHITECTURE = INTERIORS = STRUCTURAL ENGINEERING = CIVIL ENGINEERING = LAND USE PLANNING = TRANSPORTATION PLANNING = LANDSCAPE ARCHITECTURE

|

ortland, Oregon = Vancouver, Washington = Seattle, Washington

H:\Projects\213047402\WP\LTR\LTR-City of Tigard-Transportation Planning Rule-150511.docx



City of Tigard
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Project Number 2130474.02
May 11, 2015

Page 2

performance standards of the facility measured at the end of the planning period identified in the adopted TSP through
one or a combination of the remedies listed in (a) through (e) below, unless the amendment meets the balancing test in
subsection (2)(e) of this section or qualifies for partial mitigation in section (11) of this rule. A local government using
subsection (2)(e), section (3), section (10) or section (11) to approve an amendment recognizes that additional motor
vehicle traffic congestion may result and that other facility providers would not be expected to provide additional
capacity for motor vehicles in response to this congestion.”

In determining the analysis plan year, the Oregon Highway Plan (OHP) Action 1F.2 additionally states, “When evaluating
highway mobility for amendments to transportation system plans, acknowledged comprehensive plans and land use
regulations, use the planning horizons in adopted local and regional transportation system plans or a planning horizon of
15 years from the proposed date of amendment adoption, whichever is greater.” The City of Tigard Transportation
System Plan planning horizon year is 2035. Therefore, according to the OHP, the analysis plan year is 2035 if a
Transportation Impact Analysis is determined necessary by ODOT and City of Tigard Staff.

LAND USE ASSUMPTIONS FOR ENTIRE 42.5-ACRE SITE

TPR analysis is based on the “reasonable worst case” scenario for both the existing and proposed zoning. For this
analysis, the most intense development allowed under zoning rules was utilized. The TPR analysis assesses high traffic
generators under the zoning, regardless of whether those uses are likely to be built. The City of Tigard Development
Code allows 85% lot coverage in the C-P and MUE zones," 80% lot coverage in the I-P zone,” and FAR of up to 0.40 in the
MUE zone’. Lot coverage includes both parking and building areas of a development, while FAR addresses only the
building area. In order to address “reasonable worst case” scenarios, FARs were assumed for the C-P, MUE and I-P
zones. Appendix 6 of the 2014 Metro Urban Growth Report references typical FAR values for developments in the Inner
Westside market subarea (including Tigard) with FARs of 0.45 for Office and 0.30 for General Industrial, Warehouse, and
Tech/Flex and Business Parks.

This site has an area of 42.5 acres and multiple zoning designations under the existing and proposed conditions.
Mackenzie planning, architecture, and engineering staff evaluated the site’s development potential given the current
and proposed zoning, site constraints, and likely tenant types. The slope of the eastern portion of the site does not allow
for large, flat building pads for industrial development, and the grades along Hunziker Road are too steep for truck
turning movements into the site. Consequently, only the western portion (along Wall Street) of the site is feasible for
light industrial uses. Residential or office uses could feasibly be constructed on the sloped area in the eastern part of the
site. Multiple trip generation iterations have been prepared to reflect these development restrictions.

Current Zoning

For the 37.37 acres currently zoned I-P, utilizing a 0.45 FAR, development potential would include a total of 732,527 sf of
office use. For the 3.07 acres currently zoned C-P, utilizing a 0.45 FAR, development potential would include a total of
60,000 sf medical/dental office building. The residential R-3.5 zone is 2.06 acres, which could support up to seven single
family homes given the minimum lot size of 10,000 sf and deductions for roadway and driveway access.

! Development Code Table 18.520.2
2 Development Code Table 18.530.2
3 Development Code Table 18.520.2

H:\Projects\213047402\WP\LTR\LTR-City of Tigard-Transportation Planning Rule-150511.docx
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Proposed Zoning

With the proposal, 18.31 acres will remain zoned I-P, and 24.19 acres are proposed to be zoned MUE. Utilizing a 0.45
FAR development potential, as with the existing zone analysis, would include a total of 358,913 square feet of office
buildings in the I-P zone. For the area proposed for MUE, a range of uses is allowed, including office and residential. In
order to determine the highest trip generator, three options have been considered for the area proposed to receive new
MUE zoning.

Option 1 consists solely of apartments in the MUE zone. The 24.19 acres zoned MUE will be developed using the
maximum housing development of 25 units per acre or 605 total apartment units.

Option 2 consists of all office in both the I-P and MUE zoning. In the I-P zone, the FAR is 0.45 based on Metro’s
typical values, whereas the 24.19 acres zoned MUE utilize 0.40 FAR as specified by the Tigard Development
Code. Development potential of the MUE zone will include a total of 421,487 sf of office use.

Option 3 consists of medical-dental office and office in the MUE zone. 3.44 acres will be developed as medical-
dental office in the MUE zoning to include a total of 60,000 sf utilizing a 0.40 FAR. A 60,000 sf medical-office
building is one of the largest building sizes surveyed in the Institute of Transportation Engineers’ (ITE) Trip
Generation Manual, 9th Edition. A larger medical-office building could not be supported without surrounding
similar land uses, i.e., a hospital or other medical-dental offices. The development potential for the remaining
20.75 acres zoned MUE, utilizing a 0.40 FAR, would include a total of 361,548 sf office use.

TRIP GENERATION FOR ENTIRE 42.5-ACRE SITE

Trip generation estimates for the reasonable worst case site development under the existing and proposed zones have
been prepared based on data contained in the Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 9th
Edition. The following table provides a summary of the three (3) land use scenarios described above and the selected ITE
land use for the entire site, including the portions which would retain current zoning. Based on the mix of uses, all trips
are expected to be primary trips — no pass-by or diverted linked trips would be generated.

OPTION 1 - SITE TRIP GENERATION

Land Use
(ITE Land Use Code)

Size Weekday @AM Peak PM Peak

Existing Zoning
I-P Office Park (750) 732,527 SF 8,042 1,128 990
CpP Medical-Dental Office Building (720) 60,000 SF 2,168 143 214
R-3.5 Single Family Detached Housing (210) 7 Units 91 15 10
Existing Zoning Trips 10,301 1,286 1,214
Proposed Zoning
I-P Office Park (750) 358,913 SF 4,149 616 534
MUE Apartment (220) 605 Units 3,790 300 350
Proposed Zoning Trips 7,939 916 884
Trip Differential (2,362) (370) (330)

H:\Projects\213047402\WP\LTR\LTR-City of Tigard-Transportation Planning Rule-150511.docx
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OPTION 2 - SITE TRIP GENERATION

(ITE L:ir;dul::e(:o de) Size Weekday =AM Peak PM Peak

Existing Zoning
I-P Office Park (750) 732,527 SF 8,042 1,128 990
CpP Medical-Dental Office Building (720) 60,000 SF 2,168 143 214
R-3.5 Single Family Detached Housing (210) 7 Units 91 15 10
Existing Zoning Trips 10,301 1,286 1,214
Proposed Zoning
I-P Office Park (750) 358,913 SF 4,149 616 534
MUE Office Park (750) 421,487 SF 4,801 702 610
Proposed Zoning Trips 8,950 1,318 1,144
Trip Differential (1,351) 32 (70)

OPTION 3 - SITE TRIP GENERATION

Land Use :
(ITE Land Use Code) Size Weekday =AM Peak PM Peak
Existing Zoning
I-P Office Park (750) 732,527 SF 8,042 1,128 990
CP Medical-Dental Office Building (720) 60,000 SF 2,168 143 214
R-3.5 | Single Family Detached Housing (210) 7 Units 91 15 10
Existing Zoning Trips 10,301 1,286 1,214
Proposed Zoning
I-P Office Park (750) 358,913 SF 4,149 616 534
e Office Park (750) 361,548 SF 4,176 620 537
Medical-Dental Office Building (720) 60,000 SF 2,168 143 214
Proposed Zoning Trips 10,493 1,379 1,285
Trip Differential 192 93 71

Trip generation for Option 1 results in an anticipated difference between the current and modified zone to be -330 PM
peak hour trips and -2,362 ADT. Trip generation for Option 2 anticipates -70 PM peak hour trips and -1,351 ADT. For

comparison purposes, trip generation for Option 3 anticipates only 71 additional PM peak hour trips and 192 additional
ADT.

As presented in the previous tables, trip generation with the proposed zone change does not impose a significant effect
on the transportation network. There is only a small increase in expected AM peak hour, PM peak hour, and daily traffic
levels compared to the existing zoning in Option 3. As outlined in Options 1 through 3, the proposed MUE zoning would
accommodate a variety of land use types, any combination of which could feasibly be developed within the trips that
would be generated under the existing zoning.

M.

H:\Projects\213047402\WP\LTR\LTR-City of Tigard-Transportation Planning Rule-150511.docx



City of Tigard

Fields Property

Project Number 2130474.02
May 11, 2015

Page 5

TRIP GENERATION FOR PORTION OF PROPERTY PROPOSED FOR ZONE CHANGE

To isolate the transportation impact of the proposed zone change, trip generation estimates were performed for the
portions of the site that are proposed to receive new zoning. As with the trip generation estimates for the entire site,
these estimates are based on the reasonable worst case site development under the existing and proposed zones based
on data contained in the Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 9th Edition. Based on the
mix of uses, all trips are expected to be primary trips — no pass-by or diverted linked trips would be generated.

The table below tabulates the areas of each tax lot that are proposed to retain current zoning and that are proposed to
receive new zoning. The two existing |-P lots are proposed to remain partially I-P, the currently zoned C-P tax lot is
proposed to change to I-P and MUE, and the currently zoned R-3.5 lot is proposed to change to MUE.

ZONE CHANGE SUMMARY
Same Zoning (acres) Zoning Change (acres)
Tax Lot Existing Zoning (acres)

1-P I-P MUE

251010001100 I-P 13.21 1.90 0.00 11.31
25101CA00100 I-P 24.16 16.04 0.00 8.12
25101DB00300 C-P 3.07 0.00 0.37 2.70
25101DB00400 R-3.5 2.06 0.00 0.00 2.06
Total 42.50 17.94 0.37 24.19

To effectively compare the trip generation for only the 24.56 acres of the site affected by a zone change, trip rates for
each zone were established for the existing and proposed conditions using the same three options utilized for the entire
site.

Current Zoning

For the 19.43 acres currently zoned I-P, utilizing a 0.45 FAR, development potential would include a total of 380,867 sf of
office use. For the 3.07 acres currently zoned C-P, utilizing a 0.45 FAR, development potential would include a total of
60,000 sf medical/dental office building. The residential R-3.5 zone is 2.06 acres, which could support up to seven single
family homes given the minimum lot size of 10,000 sf and deductions for roadway and driveway access.

Proposed Zoning

With the proposal, 17.94 acres will remain zoned I-P, and 24.56 acres are proposed to change to either I-P or MUE.
Utilizing a 0.45 FAR development potential as with the existing zone analysis would include a total of 7,253 square feet
of office buildings in the I-P zone. For the area proposed for MUE, a range of uses is allowed, including office and
residential. In order to determine the highest trip generator, three options have been considered for the area proposed
to receive new MUE zoning.

. Option 1 consists solely of apartments in the MUE zone. The 24.19 acres zoned MUE will be developed using the
maximum housing development of 25 units per acre or 605 total apartment units.

. Option 2 consists of all office in both the I-P and MUE zoning. In the I-P zone, the FAR is 0.45 based on Metro’s
typical values, whereas the 24.19 acres zoned MUE utilize 0.40 FAR as specified by the Tigard Development
Code. Development potential of the MUE zone will include a total of 421,487 sf of office use.

M.
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. Option 3 consists of medical-dental office and office in the MUE zone. 3.44 acres will be developed as medical-
dental office in the MUE zoning to include a total of 60,000 sf utilizing a 0.40 FAR. A 60,000 sf medical-office
building is one of the largest building sizes surveyed in the Institute of Transportation Engineers’ (ITE) Trip
Generation Manual, 9th Edition. A larger medical-office building could not be supported without surrounding
similar land uses, i.e., a hospital or other medical-dental offices. The development potential for the remaining
20.75 acres zoned MUE, utilizing a 0.40 FAR, would include a total of 361,548 sf office use.

Out of the 42.5 acres, 17.94 acres would retain the same zone designation and 24.56 acres are proposed to change to
either I-P or MUE. Using the same land uses used for the entire site, three land use scenarios were compared for the
24.56 acres that are proposed to change in zone designations. The table below presents the three scenarios and the
assumptions made for each.

Below are the three scenarios and the corresponding trip generation for both the existing zoning and the proposed

zoning.

OPTION 1 - SITE TRIP GENERATION

Land Use

(ITE Land Use Code)

Size

Weekday

AM Peak

PM Peak

Existing Zoning

I-P Office Park (750) 380,867 SF 4,378 646 560
cp Medical-Dental Office Building (720) 60,000 SF 2,168 143 214

R-3.5 Single Family Detached Housing (210) 7 Units 91 15 10
Existing Zoning Trips 6,637 804 784

Proposed Zoning

I-P Office Park (750) 7,253 SF 485 134 105
MUE Apartment (220) 605 Units 3,790 300 350
Proposed Zoning Trips 4,275 434 455
Trip Differential (2,362) (370) (329)

Zoning

OPTION 2 - SITE TRIP GENERATION

Land Use

(ITE Land Use Code)

Size

Weekday

AM Peak

PM Peak

Existing Zoning
I-P Office Park (750) 380,867 SF 4,378 646 560
CpP Medical-Dental Office Building (720) 60,000 SF 2,168 143 214
R-3.5 | Single Family Detached Housing (210) 7 Units 91 15 10
Existing Zoning Trips 6,637 804 784

Proposed Zoning

I-P Office Park (750) 7,253 SF 485 134 105
MUE Office Park (750) 421,487 SF 4,801 702 610
Proposed Zoning Trips 5,286 836 715
Trip Differential (1,351) 32 (69)
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oProns.smeTwpGENERATON

(ITE L;?‘:dulsj:e(:o de) | Size | Weekday =AM Peak | PM Peak il
Existing Zoning

I-P Office Park (750) 380,867 SF 4,378 646 560
CcpP Medical-Dental Office Building (720) 60,000 SF 2,168 143 214
R-3.5 Single Family Detached Housing (210) 7 Units 91 15 10
Existing Zoning Trips 6,637 804 784

Proposed Zoning
I-P Office Park (750) 7,253 SF 485 134 105
MUE Office Park (750) 361,548 SF 4,176 620 537
Medical-Dental Office Building (720) 60,000 SF 2,168 143 214
Proposed Zoning Trips 6,829 897 856
Trip Differential 192 93 72

Trip generation for Option 1 results in an anticipated difference between the current and modified zone to be -329 PM
peak hour trips and -2,362 ADT. Trip generation for Option 2 anticipates -69 PM peak hour trips and -1,351 ADT. Trip
generation for Option 3 anticipates 72 additional PM peak hour trips and 192 additional ADT.

As presented in the previous tables, trip generation with the proposed zone change does not impose a significant effect
on the transportation network. There is only a small increase in expected AM peak hour, PM peak hour, and daily traffic
levels compared to the existing zoning in Option 3; therefore, we propose a trip cap be imposed on the site based on
anticipated trip generation allowed in the current zoning. As outlined in Options 1 through 3, the proposed MUE zoning

would accommodate a variety of land use types, any combination of which could feasibly be developed within the trips
that would be generated under the existing zoning.

TRANSPORTATION PLANNING RULE COMPLIANCE

As demonstrated in the trip generation calculations for the portion of the site proposed to change zoning (24.56 acres),
the proposed comprehensive plan amendment zone change would have no significant effect as defined by the
Transportation Planning Rule if the City were to impose a trip cap limiting future traffic to levels currently allowed under
existing zoning. City standards for traffic studies, codified in Development Code Section 18.810.030.CC, outline a number
of factors such as site development and trip generation that may trigger a requirement for a study. A traffic study is
anticipated to be completed with each specific development application for the site if the thresholds are met.

Sincerely,
Brent Ahrend, PE
Senior Associate | Traffic Engineer

c: Kelly Hossaini — Miller Nash
Marah Danielson — ODOT
Brian Varricchione, Matt Butts, Janet Jones — Mackenzie

(CExPiRes: 12731/ M
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May 11, 2015

City of Tigard

Attention: Gary Pagenstecher
13125 SW Hall Boulevard
Tigard, OR 97223

Re: Fields Trust Zone Change (Wall Street & Hunziker Road)
Public Services Impact from Proposed Comprehensive Plan Map Amendment & Zone Change
Project Number 2130474.02

Dear Gary:

In accordance with the application requirements for Type Il land use decisions (Tigard Code 18.390.050.B.2.e),
Mackenzie has reviewed potential impacts to the public services at the Fred W. Fields Trust property that may result
from the proposed comprehensive plan map amendment and zone change from the current combination of residential,
commercial, and industrial zoning to a combination of only mixed-use and industrial zoning. The specific public services
in question are transportation, drainage, parks, water, and sewer facilities.

The existing and proposed comprehensive plan map designations and associated areas are indicated in Table 1.

Table 1: Comprehensive Plan and Zoning

Comprehensive Plan Map

Designation Zoning Existing Acreage Proposed Acreage
Light Industrial (IL) Industrial Park (I-P) 37.4 ac 18.3 ac
Professional Commercial (CP) Professional/Administrative 3.1ac 0ac

Commercial (C-P)
Low-Density Residential (L) Low-Density Residential (R-3.5) | 2.1 ac 0 ac
Mixed Use Employment (MUE) | Mixed Use Employment (MUE) | O ac 24.2 ac
Total Site Area* 42.6 ac 42.5 ac

*Total area differs due to rounding.

TRANSPORTATION SYSTEM IMPACTS

Oregon’s Transportation Planning Rule (TPR) stipulates that the City must demonstrate whether an amendment to the
comprehensive plan and zoning map would have a significant effect on the transportation system. Mackenzie’s May 11,
2015, Transportation Planning Rule analysis examined the “reasonable worst case” scenario for both the existing and
proposed zoning. The proposed zoning could result in a decrease of 329 PM peak hour trips or an increase of 72 trips

ARCHITECTURE = INTERIORS = STRUCTURAL ENGINEERING = CIVIL ENGINEERING = LAND USE PLANNING = TRANSPORTATION PLANNING = LANDSCAPE ARCHITECTURE

M P 503.224.9560 = F 503.228.1285 = W MCKNZE.COM = RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214
| | ortland, Oregon = Vancouver, Washington = Seattle, Washington
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compared to the existing zoning, depending on the type of development that takes place. To ensure that the
comprehensive plan amendment and zone change does not significantly affect the transportation network, the applicant
proposes a trip cap based on anticipated trip generation allowed in the current zoning.

It is anticipated that a traffic study would be required as part of future development proposals at this site in accordance
with the specifications of Community Development Code Section 18.810.030.CC. Resulting transportation system
upgrades may consist of improvements to Hunziker Road and Wall Street along the frontage, plus a possible extension
of Tech Center Drive to connect with Wall Street, depending on the results of traffic analysis for specific development
proposals.

DRAINAGE SYSTEM IMPACTS

Stormwater drainage is required to meet the standards of the City of Tigard as well as regulatory requirements of Clean
Water Services. These standards do not differentiate between stormwater runoff from industrial, mixed-use, or multi-
family residential sites. We expect that any development on the Trust properties will be required to provide on-site
water quality and flow control facilities in accordance with Clean Water Services standards described in the Design and
Construction Standards for Sanitary Sewer and Surface Water Management (R&O 07-20).

The actual developed impervious area coverage for the site will depend on the final development layout; however, the
various existing and proposed zones on the site allow equivalent impervious area coverage of up to 85 percent of the
total site. Therefore, the proposed zoning is not expected to have a significant effect on the stormwater runoff or
drainage system as compared to the existing zoning.

Development of the site will require extension of public drainage facilities to collect runoff from the site and public
roadways. Drain lines are expected to run within SW Wall Street and along the south side of the Potso Dog Park
property, with discharge to Fanno Creek west of the site. Public storm lines should be sized to handle runoff from the
fully developed contributory basin draining to the system.

PARKS SYSTEM IMPACTS

The project site is located within the City of Tigard Park District boundary (which encompasses the entire city limits) and
is across the street from Potso Dog Park and near the “Fields Property” open space along Fanno Creek. The proposed
zoning configuration would allow a higher population than the current zoning if the MUE portion were developed with
multi-family housing as allowed by the Tigard Community Development Code. Therefore, the proposed zoning could
result in consideration of additional park facilities to serve the subject site. However, the site is located near existing
park facilities with sufficient capacity for additional users. Furthermore, the City imposes parks system development
charges (SDC) on all land uses (residential, commercial, and industrial), so development of the site would generate new
revenues that could be used to improve the parks system. Therefore, the proposed zone change is not anticipated to
negatively impact the parks system.

WATER SYSTEM IMPACTS

The subject site is located within the City of Tigard water service boundary. The water system at the site has been sized
to account for planned utility demands from the existing zoning configuration. Domestic and process water system

M.
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demands can be estimated for each land use based on compiled historic data used in utility master plans. The 2009
Clean Water Services Sanitary Sewer Master Plan presents detailed unit flow rates for several land uses. Since sewer
flow demand generally matches water service demands for a given site, the sewer flow estimates can be used to
compare relative water demand changes between the zoning configurations. Table 2 summarizes generalized domestic
water demands for the subject site zones.

Table 2: Water Demand

Domestic Water Water Demand for Water Demand for

Comprehensive Plan Map

Designation

Demand
(gpd/ac)

Existing Zoning
(gpd)

Proposed Zoning
(gpd)

Light Industrial (IL) 3,660 137,000 67,000
Professional Commercial (CP) 3,660 11,500 N/A
Low-Density Residential (L) 1,000 2,100 N/A
Mixed Use Employment (MUE) | 2,950 N/A 71,400
Total Water Demand: 150,600 138,400

gpd = gallons per day
ac =acre

Comprehensive Plan Map
Designation

Fire flow demands are summarized in Table 3.

Table 3: Fire Flow Demand

Fire Flow Water
Demand
(gpm with duration)

Fire Flow Demand
x Acreage for
Existing Zoning

Fire Flow Demand x
Acreage for
Proposed Zoning

Light Industrial (IL) 3,500 (3 hrs) 392,700 192,200
Professional Commercial (CP) 2,500 (2 hrs) 15,500 N/A
Low-Density Residential (L) 1,500 (2 hrs) 6,300 N/A
Mixed Use Employment (MUE) | 3,000 (3 hrs) N/A 217,800
Total Fire Flow Demand: 414,500 410,000

gpm = gallons per minute

As shown by the above calculations, the proposed zone change is expected to result in a minor reduction in water
service demand compared to the existing zoning.

Development of the site will require extension of public water mains to provide domestic and fire water service. Water
lines are expected to run within SW Wall Street, with possible connection to public mains near the southeast corner of
the site. Public water lines should be sized to handle the expected domestic and fire flow demands from the subject site,
as well as portions of the water network affected by the system expansion.

M.
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SEWER SYSTEM IMPACTS

The subject site is located within the City of Tigard sewer service boundary. The sewer system at the site has been sized
to account for planned utility demands from the existing zoning configuration, including a recent capital improvement
project to upgrade a sewer near the west edge of the site.

Sewer collection and conveyance is required to meet the standards of the City of Tigard as well as regulatory
requirements of Clean Water Services.

The actual sewer demand for the site will depend on the final development layout and industrial uses on the site. Table

4 summarizes generalized domestic sewer demands for the subject site zones, based on projected flow demands
presented in the 2009 Clean Water Services Sanitary Sewer Master Plan.

Table 4: Sewer Demand

Domestic Sewer Sewer Demand for Sewer Demand for

Land Use Zone Demand Existing Zoning Proposed Zoning
(gpd/ac) (gpd) (gpd)

Light Industrial (IL) 3,660 137,000 67,000

Professional Commercial (CP) 3,660 11,500 N/A

Low-Density Residential 1,000 2,100 N/A

Mixed Use Employment (MUE) 2,950 N/A 71,400

Total Sewer Demand: 150,600 138,400

As shown by the above calculations, the proposed zone change is expected to result in a minor reduction in sewer
service demand compared to the existing zoning. Specific industrial uses on the site may result in lower or higher sewer
flows than the assumed demands; it is expected that specific needs would be addressed on a project-by-project basis to
confirm the public system has capacity to accommodate high-flow sewer users without upgrades.

Development of the site will require extension of public sewer lines to provide sewer service. Sewer lines are expected
to run within SW Wall Street, with connection to the recently-upgraded line along the south side of the Potso Dog Park.
Public sewer lines should be sized to handle the expected sewer flows from the fully developed contributory basin
draining to the system.

H:\Projects\213047402\WP\LTR\LTR-City of Tigard-Public Services Impact-150511.docx
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SUMMARY

In summary, our review of the public systems at the Fred W. Fields Trust property indicate the proposed zone change
with a trip cap will not increase demands on the public infrastructure compared to the existing site zoning.

Sincerely,

Ahail_ JudOF B Yomerhric
Brent Ahrend, PE Brent Nielsen, PE Brian Varricchione, PE

Traffic Engineer Civil Engineer Land Use Planning

c: Kelly Hossaini — Miller Nash
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MACKENZIE.

DESIGN DRIVEN | CLIENT FOCUSED

Notice of Neighborhood Meeting

April 21, 2015
Re: Proposed Fields Trust Hunziker Road & Wall Street Comprehensive Plan Amendment and Zone Change
Dear Interested Party:

The Fred W. Fields Trust is the owner of the 42.5-acre property located at the southwest corner of SW Hunziker Road
and SW Wall Street (tax lots 251010001100, 2S101CA00100, 25S101DB00300, & 25101DB00400). The Trust is considering
proposing a Comprehensive Plan Amendment for approximately 24 acres on the east side of the site from Light
Industrial (IL), Professional Commercial (CP), and Low Density Residential (R) to Mixed Use Employment (MUE), and a
concurrent zone change from Industrial Park (I-P), Professional Commercial (C-P), and Low Density Residential (R-3.5) to
Mixed Use Employment (MUE), which allows for a range of uses including office and multi-family residential. The
remaining approximately 18 acres on the west side of the site (facing Wall Street) is proposed to continue with Industrial
Park zoning.

Prior to applying to the City of Tigard for the necessary land use approvals, Mackenzie planners would like to discuss the
proposal in more detail with the surrounding property owners and residents. You are invited to attend a meeting on:

Wednesday, May 6, 2015
Community Room, Tualatin Valley Fire & Rescue Station 51
8935 SW Burnham Street
Tigard, OR 97223
6:00 - 7:00 PM

Please note that this will be an informational meeting on preliminary plans. These plans may be altered prior to
submittal of the application to the City.

| look forward to more specifically discussing the proposal with you. Please call me at 503-224-9560 if you have any
questions.

Sincerely,

g P2 V ® : Il
Brian Varricchione
Land Use Planner

Enclosure(s): Neighborhood Meeting Information
Fields Trust Maps

M 503.224.9560 = 503.228.1285 = MCKNZE.COM = RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214
|
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Neighborhood Meeting Information

TIGARD
®

The City of Tigard requires developers to hold a neighborhood meeting to notify affected propetty
owners about their proposed development. This is done as part of the development review
process for most land use applications. Below are some frequently asked questions about the
neighborhood meeting process.

WHAT IS THE PURPOSE OF THIS NEIGHBORHOOD MEETING?

The purpose of the meeting is to allow the prospective developer to shate with you what they ate planning to do.
This is your opportunity to become informed of their proposed development and to let them know what issues or
concerns you have in regard to their proposal.

WHAT HAPPENS AFTER THE NEIGHBORHOOD MEETING?

After the neighborhood meeting, the prospective developer finalizes their submittal package (often taking into
account citizen concerns) and submits an application to the city. Sometimes it takes awhile before the developet’s
application is ready to submit, so there could be several months between the neighborhood meeting and the

submittal of an application.

Once an application is submitted to the city, staff reviews it for completeness. Once an application has been
deemed complete, the formal application review begins. It takes approximately 6-8 weeks from the time the
application is accepted for a decision to be made. Many types of applications requite a public heating at which
citizens are given the opportunity to provide comments or concerns. Property owners within 500 feet will be
notified after a complete application is submitted. They will be provided an opportunity to comment. Any appeals
are decided based on the provisions of applicable laws and the development code.

WHAT IF THE PROPOSAL PRESENTED AT THE NEIGHBORHOOD MEETING IS NOT WHAT
IS ACTUALLY SUBMITTED?

Applicants are not required to submit exactly what was presented at the neighborhood meeting if it generally
follows the type of development proposed. This provides for the opportunity to address the neighborhood issues
and address other changes necessitated by the development or staff. If the project is significantly different, a new
neighborhood meeting would be required as determined by staff.

HOW DO I KNOW WHAT ISSUES ARE VALID?

A decision is reviewed based on compliance with Title 18 of the Tigard Municipal Code (also known as the
Community Development Code). Review the city’s development code to familiarize yourself with what is permitted

and what may not be permitted. A copy of the development code is available for viewing at the Tigard Public Libraty,
on the city’s web site at www.tigard-or.gov, or a copy may be purchased by contacting out records department
www.tigard-or.gov/city_hall/setvices/public_records/. You may also contact city planning staff by calling
503.718.2421 and ask what the standards are for a specific issue. Be prepared, howevet, that you may not LIKE all
the standards, but at least you know what they are. If a development meets the code standards, it can proceed.

For your assistance, attached is a list of questions that may assist you in determining yout position on
a particular proposal.

IACURPLN\Masters\Pre- Application Conference Packet\Neighborhood Meeting Information_Questions.doc  Updated 3/25/2013



Typical Questions to Help Ensure Common
Neighborhood Concerns are Considered

TIGARD
@

The following is a list of questions intended to aid you in formulating your own questions for
proposed development in your area. Feel free to ask more or alter the questions to address your
own unique concerns and interests

PROCESS

»  What applications are you (the developer) applying for? When do you expect to submit the application(s) so
that neighbots can review it? What changes or additions are expected prior to submittal?

»  Will the decision on the application be made by city staff, Tigard Hearings Officer, Planning Commission or
City Council? How long is the process? (timing)

» At what point in the process are citizens given notice and the opportunity to provide input?

»  Has a pre-application conference been held with City of Tigard staff?
» Have any preliminary requirements been addressed or have any critical issues been identified?
®  What city planner did you speak with regarding this project? (This person is generally the planner assigned

to the land use case and the one to contact for additional information).

STREETS

»  Will there be a traffic study done? What is the preliminary traffic impacts anticipated as a result of the
development and how do you propose to mitigate the impacts if necessaty?

»  What street improvements (including sidewalks) are proposed? What connections to existing streets are
proposed?

»  Are streets proposed to be public or private? What are the proposed street and sidewalk widths?

»  What are the emergency access requirements and what is proposed to meet those requitements?

ZONING AND DENSITY

»  What is the current zoning? What uses are allowed under this zoning?

»  Will there be a re-zone requested by the developer? If yes, to what zone?

»  How many units are proposed for the development and what is the minimum and maximum number of units

allowed in the zone?

DRAINAGE AND WATER QUALITY
»  What is your erosion control and drainage plan? What is the natural slope of the propetty? What are the

grading plans?
»  Is there a water quality facility planned within the development and where will it be located? Who will own

and maintain the facility?

TREES AND LANDSCAPING
»  What is the urban forestry plan and how will the applicable development requirements be met?
»  What are the landscaping plans? What buffering ot fencing is required and/ ot proposed?

ADDITIONAL INFORMATION
»  How do I request mote information or a follow-up meeting from/with the applicant?

INCURPLN\Masters\Pre-Application Conference Packet\Neighborhood Meeting Information_Questions.doc  Updated 3/25/2013
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City of Tigard

COMMUNITY DEVELOPMENT DEPARTMENT

Request for 500" Property Owner Notification

TI GARDo

Property owner information is valid for three (3) months FOR STAFF USE ONLY

from the date of your request. Contact staff member Joe
Patton: 503-718-2714 or joep@tigard-or.gov. NEIGHBORHOOD MEETING ILABELS
Project name: Fields Trust Hunziker Road zone change # of sheets — -
Property owners

Staff planner you are working with: Gary PagenSteCher ijﬁgoﬁm 6 $2.00 ! $ 12.00
Name of contact person: Brian Varricchione Interested parties: $2.00 $
Name of company: MaCkenZIe Generate list: - - - $11.00
phone. (503) 224-9560 TOTAL: s 2500
Email:  DVarricchione@mcknze.com LAND USE ENVELOPES
Please indicate all map and tax lot numbers (i.e. 1S134AB, tax 4 of envel h ff e
lot 00100) that are included in your project or the addresses for Ot envelopes cost cac sers sheets
all project parcels below: (if more than one (1) tax lot or if P f;f?’%;g'”;{ $0.13 $
the parcel has no address, you must separately identify S '
each tax lot associated with the project.) e $0.13 $
251010001100, 25101CA00100, S i i i i $11.00
25101DB00300, & 25101DB00400 Pastae 5. $

TOTAL: $

REQUEST (only check one):

[=] One (1) set of labels for notification of neighborhood meeting.

After submitting your land use application to the city, the project planner will review your application for completeness and
you will be notified by means of a completeness review letter. Please indicate what the completeness letter indicates you need:

Type I1 TWO sets of envelopes
L1 Typ P
[] Type 111 or Type IV one set of envelopes (a second set may be required if decision is appealed)

Land use case number:

The contact person listed above will be notified of the amount to pay at the front counter in the Permit Center once the
request 1s processed. A printed list of all property owners within 500 feet and interested parties will be provided at time of
payment. Upon request, a PDF copy is available via email.

City of Tigard ¢ 13125 SW Hall Blvd. * Tigard, Oregon 97223 * www.tigard-or.gov * 503-718-2421 + Page 1 of 1

I:\CURPLN\Masters\ 500' Property Owner Notification Request.docx Rev. 20150325 (previous versions obsolete)
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25101DB00607
ABBLITT, RANDI I
7700 SW CHERRY DR
TIGARD, OR 97223

25101DB00605

BIEKER LIVING TRUST

BY BIEKER, WILLIAM A & JOANNE K TRS
7730 SW CHERRY DR

TIGARD, OR 97223

25101DB00506

BOME, FRANS R

7500 SW CRESTVIEW ST
TIGARD, OR 97223

25101BD00105

BR & G COLLC

17608 SYDNI CT

LAKE OSWEGO, OR 97035

25101DC02700
BRIAN, THOMAS M
JOENE A

7630 FIR ST
TIGARD, OR 97223

25101DC01800

CONANT, JAMES & ALISSA
7510 SW CHERRY DR
TIGARD, OR 97223

25101DC03000

DIMICK, HEATHER M & DAMON R
7545 SW CHERRY DR

TIGARD, OR 97223

25101DB00619

ELLENSON, TYLER LIVING TRUST
ELLENSON, MARGARET LIVING TRUST
13280 SW 76TH AVE

TIGARD, OR 97223

25101DB00614

FREZZA, CONRAD NICHOLAS & APRIL
13275 SW 76TH AVE

TIGARD, OR 97223

25101DB00706

GILLETTE, REED T & ANDREA L
7480 SW VARNS ST

TIGARD, OR 97223

25101DC05000

ALBERTINA KERR CENTERS
ATTN: JERALD A HOFFERT
424 NE 22ND

PORTLAND, OR 97232

2S101DB00608

BLAGGE, DIANNE E
7404 SW DELAWARE CIR
TUALATIN, OR 97062

25112BA06000

BONITA LLC

8320 NE HIGHWAY 99
VANCOUVER, WA 98665

25101DB00504

BRETL LIVING TRUST
11970 NW REEVES ST
PORTLAND, OR 97229

25101DC02900

CHICK, MARIBETH A
11575 SW PACIFIC HWY
PMB #120

TIGARD, OR 97223

25101DB00704

COURREGES, TIMOTHY W & PAMELA |
7425 SW VARNS ST

TIGARD, OR 97223

25101BD00104

EAST SIDE VAN AND STORAGE
INC

4836 SE POWELL

PORTLAND, OR 97206

multiple: 251010001100 to 25101DB00400
FIELDS, FRED W REVOCABLE LIVING
111 SW 5TH AVE #3675

PORTLAND, OR 97204

25101DB00606
GILES, DIANE P
7710 SW CHERRY DR
TIGARD, OR 97223

25101DB00616

GRILE, WILLIAM P & LINDA J FURMA
855 SIGNAL WAY

COOS BAY, OR 97420



25101DB00609

GUTHRIE, GEORGE DEREK & DOLORES
7665 SW FIR ST

TIGARD, OR 97223

25101DB00800

HAMPTON RIDGE APARTMENTS LLC
BY COOPER'S CHASE LILC

17952 SW PARRISH LN

SHERWOOD, OR 97140

multiple: 28101DB00200 to 25101 DB00201
HILLCREST HOLDINGS LLC

9 SE 3RD AVE, STE 100

PORTLAND, OR 97214

2S101DB00613

HOLLIS, MARK & TONNA
13235 SW 76TH AVE
TIGARD, OR 97223

25101DB00101

HUNZIKER PROFESSIONAL CENTER LLC
3601 WREN ST

LAKE OSWEGO, OR 97034

25101DB00503

JARAMILLO, GUS J & SANDRA L
7580 SW CRESTVIEW ST
TIGARD, OR 97223

25101DC01700

KIRNAK FAMILY REVOCABLE LIVING TRUST

BY EMMEL & CLAIRE KIRNAK TRS
7490 SW CHERRY DR
TIGARD, OR 97223

25101DB00620

LEA, ERIC S & MIRTAM M
7530 SW VARNS ST
TIGARD, OR 97223

25101DC02500

MAYER, KENNETH D AND
JANICE K

7650 SW CHERRY ST
TIGARD, OR 97223

multiple: 25101CA00600 to 25101CA00700
MERITAGE FIVE LLC

BY FHA & ASSOC

155 B AVE #222

LAKE OSWEGO, OR 97034

25101BD00103

H G M CO, BY NORRIS BEGGS & SIMPSON
ATTN: BLAKE HERING

121 SW MORRISON #200

PORTLAND, OR 97204

25101DC01900
HERMANSON, PATRICIA M
7530 SW CHERRY DR
TIGARD, OR 97223

multiple: 25101DB00100 to 25101DB00103
HILLTOP BUSINESS CENTER LLC
HUNZIKER LLC

9430 NW KAISER RD

PORTLAND, OR 97231

25101DB00707

HOPKINS, BURTON CRUTH N
7430 SW VARNS

TIGARD, OR 97223

28101CB00100
HUTTIG, INC
555 MARVILLE CENTER DR
PO BOX 1041
CHESTERFIELD, MO 63006

25101DB00501

KING, EDWARD A & SONYA M
7505 SW CRESTVIEW ST
PORTLAND, OR 97223

25101DB00505
KRAFT, CRAIG & JOAN C
7585 SW CRESTVIEW ST
PORTLAND, OR 97223

25101DB00602

LEACHMAN, DIRK
7575 SW VARNS ST
TIGARD, OR 97223

25101DC02400

MEMOVICH, BARBARA J TR
7630 SW CHERRY DR
TIGARD, OR 97223

25101CA00400

MERITAGE FIVE L1C

FHA & ASSOC

155 B AVE #222

LAKE OSWEGO, OR 97034



25101CC00100, 251010001200

METRO

ATTN OFFICE OF THE METRO ATTORNEY
600 NE GRAND AVE

PORTLAND, OR 97232

25101 AC01800

MOSTUL, TERRY A & DEBBI C
7585 SW HUNZIKER RD
TIGARD, OR 97223

1S135CB00800

OREGON DEPT OF TRANSPORTATION
RIGHT OF WAY SECTION

355 CAPITOL STREET NE, RM 420
SALEM, OR 97301

25101DB00601

PEARSON, H ODELL & DONNA M REV L
7525 SW VARNS ST

TIGARD, OR 97223

25101DB00604

PIRKL, RAYMOND E & ROSE MARIE TR
7745 SW VARNS ST

TIGARD, OR 97223

25101DB00502

RELVAS, PATRICIA D CONWAY
WALTON, MATTHEW D

7545 SW CRESTVIEW ST
TIGARD, OR 97223

25101DB00611
STARKS, ELIZABETH
7715 SW CHERRY DR
TIGARD, OR 97223

2S101DB00603
STONE, DIANE E
7675 SW VARNS ST
TIGARD, OR 97223

28101DB00G612
SUNNARBORG, MARSHALL H
JOANNE E

7670 SW VARNS ST

TIGARD, OR 97223

2S101DB00615
TAYLOR, IAN
13315 SW 76TH AVE
TIGARD, OR 97223

25101DB00705

MILLER, ROBERT CLARENCE
DOROTHY NELL

7475 SW VARNS

TIGARD, OR 97223

25101DB00618
MYERS, KENNETH E
13320 SW 76H
TIGARD, OR 97223

25101DC02800
PAYNE, KEVIN M
7615 SW CHERRY DR
TIGARD, OR 97223

25101BD00300

PERFORMANCE CONTRACTING GROUP IN
16400 COLLEGE BLVD

LENEXA, KS 66219

25101DC02600

POWELL, JAMES WALTER TRUST
BY POWELL, JAMES W TR

7660 SW FIR ST

TIGARD, OR 97223

25101CB00200

SMITH GERIG WESTERN PROPERTIES L
PO BOX 930

WILSONVILLE, OR 97070

25101DC02100

STEWART, MARTIN D & CARLA E
7570 SW CHERRY DR

TIGARD, OR 97223

25101DC04500

SUMMIT PROPERTIES INC

4380 SW MACADAM BLVD STE 330
PORTLAND, OR 97239

25101DC02300
TAKAHASHI, WAYNE H
SHARON S

7610 SW CHERRY ST
TIGARD, OR 97223

25101DB00617

THACKERY, RUSSELL H IIT
13360 SW 76TH AVE
TIGARD, OR 97223



25101BD00200

TIGARD DISTRIBUTION CENTER LLC
4800 SW MACADAM, STE 120
PORTLAND, OR 97239

28102DA00500
TIGARD-TUALATIN SCHOOL
DISTRICT 23]

6960 SW SANDBURG ST
TIGARD, OR 97223

251010001500

UNION PACIFIC RATLROAD CO
1700 FARNHAM ST, 10TH FL SOUTH
OMAHA, NE 68102

25101CA00200
WALL STREET INDUSTRIAL LLC

A RICHARD VIAL EXECUTIVE CENTER LLC

7000 SW VARNS ST
PORTLAND, OR 97223

25101DC03101
WEATHERFORD, BETTY L
7495 SW CHERRY DR
TIGARD, OR 97223

25101DC05200
WILLARD, SHAWN P
13469 SW 75TH AVE
TIGARD, OR 97223

25101DC05300

WORZNIAK, DENNIS & NANCY
13493 SW 75TH PL

TIGARD, OR 97223

ALEXANDER CRAGHEAD
12205 SW HALL BOULEVARD
TIGARD, OR 97223-6210

BEVERLY FROUDE
12200 SW BULL MOUNTAIN ROAD
TIGARD, OR 97224

multiple: 28101DC06400 to 25101DC0O6500
TIGARD, CITY OF

13125 SW HALL BLVD

ATTN: GARY PAGENSTECHER
TIGARD, OR 97223

2S101DB00610
TROTTL LOUISE
7705 SW CHERRY DR
TIGARD, OR 97223

25101DC02200
VANDERBURG, JOHN SCOTT
7590 SW CHERRY DR
TIGARD, OR 97223

25101DC04000

WALTON CWOR SOUTHWEST 12 LLC
BY RYAN

PO BOX 460169

HOUSTON, TX 77056

28101DC02000
WIDMAN, THOMAS G
7550 SW CHERRY DR
TIGARD, OR 97223

25101DC04900

WILSON, CHRISTOPHER E &
SHARON K

13400 SW 76TH AVE
TIGARD, OR 97223

25101DC04601

WPC TIGARD LLC

307 LEWERS ST 6TH FL
HONOLULU, HI 96815

BARRY ALBERTSON
15445 SW 150TH AVE
TIGARD, OR 97224

BRAD SPRING
7555 SW SPRUCE STREET
TIGARD, OR 97223

BRIAN WEGENER CAROL RENAUD - WACO CPO NEWSLETTER COORD.
9830 SW KIMBERLY DRIVE OSU EXT. SVC - CITIZEN INVOLVEMENT FACULTY
TIGARD, OR 97224 155 NORTH 1ST AVENUE SUITE 200 MS48

HILLSBORO, OR 97124



CHARLIE AND LARIE STALZER
14781 SW JULIET TERRACE
TIGARD, OR 97224

DAVID WALSH
10236 SW STUART COURT
TIGARD, OR 97223

DON & DOROTHY ERDT
13760 SW 121ST AVENUE
TIGARD, OR 97223

GENE MILDREN

MILDREN DESIGN GROUP
7650 SW BEVELAND ST, STE 120
TIGARD, OR 97223

GRETCHEN BUEHNER
13249 SW 136TH PLACE
TIGARD, OR 97224

HEIDI BRENNEMAN
11680 SW TIGARD DRIVE
TIGARD, OR 97223

JOHN GOODHOUSE
9345 SW MOUNTAIN VIEW LANE
TIGARD, OR 97224

JULIE RUSSELL, CPO 4B CHAIR
12662 SW TERRAVIEW DRIVE
TIGARD, OR 97224

LISA HAMILTON CPO 4B VICE CHAIR
13565 SW BEEF BEND ROAD
TIGARD, OR 97224

NAOMI GALLUCCI
11285 SW 78TH AVENUE
TIGARD, OR 97223

DAVID KIMMEL
1335 SW 66TH SUITE 201
PORTLAND, OR 97225

DAYLE D. & EVELYN O. BEACH
11530 SW 72ND AVENUE
TIGARD, OR 97223

ELLEN BEILSTEIN
14630 SW 139TH AVE
TIGARD, OR 97224

GLENNA THOMPSON
13676 SW HALL BLVD UNIT 2
TIGARD, OR 97223

HAROLD AND RUTH HOWLAND
13145 SW BENISH
TIGARD, OR 97223

JIM LONG, CHAIR, CPO 4M
10730 SW 72ND AVE
PORTLAND, OR 97223

JULIE RUSSELL CHAIR CPO 4B CHAIR

16200 SW PACIFIC HWY SUITE H BOX 242

TIGARD, OR 97224

KEVIN HOGAN
14357 SW 133RD AVENUE
TIGARD, OR 97224

MONA KNAPP
9600 SW FREWING STREET
TIGARD, OR 97223

NATHAN AND ANN MURDOCK
7415 SW SPRUCE STREET
TIGARD, OR 97223



NEAL BROWN. GRI

MEADOWS INC REALTORS

12655 SW NORTH DAKOTA STREET
TIGARD, OR 97223

PATTY NEWTH
12180 SW MERESTONE COURT
TIGARD, OR 97223

ROSS SUNDBERG
16382 SW 104TH AVE
TIGARD, OR 97224

SUE RORMAN
11250 SW 82ND AVE
TIGARD, OR 97223

TODD HARDING & BLAKE HERING JR.

NORRIS BEGGS & SIMPSON
121 SW MORRISON, SUITE 200
PORTLAND, OR 97204

VICTOR DEFILIPPIS
13892 SW BRAYDON CT
TIGARD, OR 97224

PATRICIA KEERINS
15677 SW OREGON ST. APT 209
TIGARD, OR 97140

REX CAFFALL
13205 SW VILLAGE GLENN
TIGARD, OR 97223

STACY CONNERY
12564 SW MAIN STREET
TIGARD, OR 97223

SUSAN BEILKE
11755 SW 114TH PLACE
TIGARD, OR 97223

VANESSA FOSTER
13085 SW HOWARD DR
TIGARD, OR 97223



AFFIDAVIT OF MAILING/POSTING
NEIGHBORHOOD MEETING NOTICE

IMPORTANT NOTICE: THE APPLICANT IS REQUIRED TO MAIL THE CITY OF TIGARD A COPY OF THE
NEIGHBORHOOD MEETING NOTICE THAT PERTAINS TO THIS AFFIDAVIT AT THE SAME TIME PROPERTY
OWNERS ARE MAILED NOTICE, TO THE ADDRESS BELOW:

City of Tigard Planning Division
13125 SW Hall Boulevard
Tigard, OR 97223-8189

IN ADDITION, THE APPLICANT SHALL SUBMIT THIS AFFIDAVIT & COPIES OF ALL NOTICES AT THE TIME OF
APPLICATION.

MAILING:

1, SbLULV\ﬂ&"\ % ALy being duly sworn, depose and say that on the 20 day ofAA\')ﬂl

2019 I caused to haye mailedMo each of the perspns on the attached list, 2 notice of a meeting to discuss a k)roposed development at
(or near) 2 e~ . a copy of which notice so mailed

is attached hereto and made a part of hereof.

I further state that said notices were enclosed in envelopes plainly addressed to said persons and were dcposucd on the date indicated
above in the United States Post Office located at I ZZE!Z S l“‘hﬂ SI i | |9Q‘£A :

with postage prepaid thereon.
| } M/t,v Hﬁ*t %/—’;

arurc (In the presence of a Notary Public)

POSTING:
I, ; ;]',Zﬂgntﬁ,h S%ﬂr‘l u‘j do affirm that T am (represent) the party initiating interest in a proposed land use application

2L ¢ affecting the land located at (state the approximate

lo:.:mon(s) IF no addrcss s) and all tax lot(s) currently registered) Cu) “wail S & Sw 2iker -
24016001100 ,250 101Dk 00%00, £ 25i0\DEMHOD ,and did on the 20
day of 20_ \&  personally post notice  indicating that the site may be proposed for a

@klﬁmmmﬂﬁmwﬂw i & Zont change land use application, and the time, date and place of a
neighborhood meeting to discuss the proposal. 4

The sign was posted at QU) H\U’\-‘MW Qbad \U"))f' gE dF gl;dbl)ﬂ.;u S+ M
S0 Wall S¢ war fotso Don Pori

(State the location you posted notice on property)

Q‘A,\L Hﬁd //,wa///

1gnaturc (In the presence of a Notaty Public)

—

(THIS SECTION FOR A STATE OF OREGON, NOTARY PUBLIC TO COMPLETE/NOTARIZE)

STATE OF Orm )
County of M ) ss.

Subscribed and swormn/affirmed before me on the Z/! 5t day of A’D Y"H 2015 .
OFFICIAL SEAL /7/ é%
REBECCA LYNN BRANDT /p&z&:« 2
ARY PUBLIC-OREGON
COMMISSION NO. 469805 NOTARY PUBLICGF OREGON
MY COMMISSION EXPIRES JULY 08, 2016 My Commission Expites: () 7/05// 20l

IACURPLN\Masters\Pre-Application Conference Packet\Affidavit of Mailing-Posting Neighborhood Meeting.docx  Updated 3/25/2013




MACKENZIE.

503.224.9560 = 503.228.1285 = MCKNZE.COM MEETING NOTES

RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214
PROJECT NUMBER: 2130474.02 ISSUE DATE: May 8, 2015
PROJECT NAME: Fred W. Fields Trust Comprehensive Plan Amendment & Zone Change
RECORDED BY: Brian Varricchione, Land Use Planner
TO: City of Tigard planning staff
PRESENT: Attendees listed on attached sign-in sheets

J. Clayton Hering — NAI Norris, Beggs & Simpson
Kelly Hossaini — Miller Nash Graham & Dunn LLP
Brian Varricchione — Mackenzie

SUBJECT: Neighborhood Meeting (May 6, 2015)

MEETING INFORMATION

Neighborhood Meeting

Wednesday, May 6, 2015 (6:00 PM)

Tualatin Valley Fire Station 51

Community Room, 8935 SW Burnham Street, Tigard, OR 97223

PRESENTATION TOPICS

Brian Varricchione introduced himself and Kelly Hossaini from Miller Nash, read the required opening
statement from the City of Tigard, and described the proposed comprehensive plan amendment and
zone change. The proposal would result in approximately 18 acres remaining in the Industrial Park zone
and approximately 24 acres changing to Mixed Use Employment (MUE), which would accommodate a
variety of commercial uses plus multi-family housing. The primary reason for the request is that the
slopes on the eastern portion of the property are too steep for industrial uses and changing the
designation could lead to development that would bring jobs to the community. It was noted that there
were no development plans at this time for the proposed MUE portion.

PRIMARY CONCERNS RAISED BY THE PUBLIC

The primary concerns raised by attendees, who were mostly residents of the adjacent Rolling Hills
subdivision, related to potential impacts of development on neighborhood character. The attendees
universally opposed allowing a connection to Varns Street and provided a copy of Resolution 79-86,
passed by City Council in 1979, which created a street plug to prevent through traffic. Attendees also
opposed potential tree cutting that could result from development. The attendees noted that the City
had at one time required a fifty-foot buffer along the eastern boundary of the existing Industrial Park-
zoned property and inquired if the Trust would propose to maintain such a buffer, stating their
preference that a buffer remain between their residences and future commercial or multifamily
residential uses.

H:\Projects\213047402\WP\MTG_MIN\MM-Neighborhood Meeting-150506.docx



Neighborhood Meeting (May 6, 2015)
Project Number 2130474.02

Page 2

OTHER ISSUES RAISED BY THE PUBLIC

Members of the public raised a number of additional issues and questions as listed below.

Whether the neighborhood meeting was specifically for the zone change or whether it also
addressed possible future development.

Whether the Trust would consider donating the sloped portion of the site to a charitable
organization or keep it as a park rather than change the zoning to MUE.

Whether the eastern portion could be rezoned to allow single family residential use rather than
MUE.

Whether the zone change could wait until a specific development proposal was available.

Concerns that property values for the residences could be affected by adjacent development
and increased traffic.

Concerns about habitat reduction and wildlife impacts from tree cutting and future
development.

Concerns about the potential impact of residential septic systems’ greywater discharges on the
Trust property, particularly with future site grading.

Concerns about what traffic levels would be associated with future development.

Concerns about commercial traffic passing through a residential neighborhood and how that
would affect livability and safety, particularly if Varns Street became a cut-through street.

Observations that the residential area is now an island surrounded by industrial and commercial
development.

Observations that the railroad spur could affect the ability of the site to develop.
Questions about whether wetlands were on site.

Questions about what types of uses are allowed in the MUE zone.

Questions about the ability of neighbors to influence decisions made by the City.

Questions about the public hearings process and a preference that the notice radius be
enlarged.

A preference that access should be taken off Hunziker Road or Wall Street rather than Varns
Street.

A preference for open space and wildlife habitat rather than development.
A general preference to keep the site in its current condition.

A statement that a zone change would lead to development so the neighbors should work
together to make their opinions known to the City now rather than waiting for a development
proposal.

Enclosure(s): Sign-in sheets

Meeting agenda
Meeting handout

H:\Projects\213047402\WP\MTG_MIN\MM-Neighborhood Meeting-150506.docx



MACKENZIE.

- P 503.224.9560 = F 503.228.1285 « W MCKNZE.COM

SIGN-IN SHEET

RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214

Portland, Oregon = Vancouver, Washir—‘zgtora = Seattle, Washington

PROJECT NUMBER:
PROJECT NAME:

2130474.02

Fred W. Fields Trust Comprehensive Plan Amendment & Zone Change
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MACKENZIE.

P503,224.9560 = F 503.228.1285 = W MCKNZE.COM
RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214

Portland, Oregon = Vancouver, Washington = Seattle, Washington

'SIGN-IN SHEET

PROJECT NUMBER:
PROJECT NAME:

2130474.02
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rehensive Plan Amendment & Zone Change
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MACKENZIE.
503.224.9560 - 503.228.1285 = MCKNZE.COM MEETING AGENDA

RiverEast Center, 1515 SE Water Avenue, #100, Portland, OR 97214

PROJECT NUMBER: 2130474.02 TODAY’S DATE: May 4, 2015
PROJECT NAME: Fred W. Fields Trust Comprehensive Plan Amendment & Zone Change
MEETING DATE: May 6, 2015
MEETING TIME: 6:00 PM
MEETING PLACE: Tualatin Valley Fire & Rescue Station 51, Tigard, Oregon
PARTICIPANTS: Affected property owners and interested parties
FACILITATOR: Mackenzie
SUBIJECT: Neighborhood Meeting
l. INTRODUCTION

. Brian Varricchione — Lane Use Planner, Mackenzie

. Kelly Hossaini — Miller Nash (representing Fred W. Fields Trust)

Il. CITY STATEMENT OF PURPOSE Brian Varricchione, Mackenzie
1l DESCRIPTION OF PROPOSAL Brian Varricchione, Mackenzie
V. DISCUSSION Meeting Attendees
V. NEXT STEPS Brian Varricchione, Mackenzie
c: Participants

H:\Projects\213047402\WP\AGD-Neighborhood Meeting-150506.docx
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Fields Trust Zone Change
| Hunziker Rd & Wall St
Existing & Proposed Zones

LEGEND
[ site Taxtots
| Taxlots
Existing Zoning
[ c-G: General Commercial
[ C-P: Professional Commercial
I-L: Light Industrial
[ ©-P:Industrial Park
MUE: Mixed Use Employment
PR: Parks and Recreation
R-3.5: Low-Density Residential
R-7: Medium-Density Residential
R-12: Medium-Density Residential
R-25: Medium High-Density Residential
Proposed Zoning
Proposed I-P Zoning

KX proposed MUE Zoning

. Conpmraren O

MACKENZIE.
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Washington County, Oreg,
05/05/2010 10:15:44 AN? " 201 0-033975

D-DW Cnt=1 Stn=12 S PF
= EIFER
$40.00 $5.00 $11.00 $15.00 - Total = §71.00

. 0147875120
David M. Munro 'T’:(".i'i’:,',d.':,‘,"g"gﬁﬁ“f Director 01?\23333:? 31280088 T o,
Thede Culpepper Moore Munro & Silliman LLP Sounty, Oregon, do hereby certy mas e wanington \
111 S.W. Fifth Avenue, Suite 3675 book of recards of said couppy. ) 0 "t L HREE G
Portland, Oregon 97204 T avason: by mtorof Asseament and \\G"*&‘@f‘*ﬁﬁ/
WARRANTY DEED

FRED W. FIELDS, Grantor, conveys and warrants to FRED W. FIELDS, in his
capacity as Trustee of the Fred W. Fields Revocable Living Trust under Revocable Living Trust
Agreement dated February 17, 2009, Grantee, the real property situated in Washington County,
Oregon, more particularly described on Exhibit A attached hereto.

The true consideration for this conveyance is $0.00.

Grantor covenants that Grantor is seized of an indefeasible estate in the real
property described above in fee simple, that Grantor has good right to convey the property, that
the property is free from encumbrances except as specifically set forth herein, and that Grantor
warrants and will defend the title to the property against all persons who may lawfully claim the
same by, through, or under Grantor, provided that the foregoing covenants are limited to the
extent of coverage available to Grantor under any applicable standard or extended policies of
title insurance, it being the intention of Grantor to preserve any existing title insurance coverage.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11,
CHAPTER 424, OREGON LAWS 2007. THIS INSTRUMENT DOES NOT ALLOW USE OF
THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930,
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF

Until a change is requested, all tax statements shall be sent to the following
address:

Fred W. Fields, Trustee
1149 S.W. Davenport Street
Portland, Oregon 97201

002344851 -1-




ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11,
CHAPTER 424, OREGON LAWS 2007.

DATED this 3. day of }f2 asp 2010

Fred W. Fields
STATE OF )
COUNTY OF

On , 2010, before me, _fw, personally
appeared Fred W. Fields gﬂsonally known to me (or proved to me on the basi} of satisfactory

evidence) to be the person whose name is subscribed to the within instrument and acknowledged
to me that he executed the same in his authorized capacity, and that by his signature on the
instrument he executed the instrument.

WITNESS my hand and official seal.

ta Dygir

Notary Public for AN

My commission expires: j"
" OFFICIAL 3EAL % S, QQIQ.

HELEN PARKER
NOTARY PUBLIC - OREGON

MMISSION NO. 428848
ol N EXPIRES JULY 5, 2012
ey IO

00234485.1 -2-



EXHIBIT A

Parcel I:

The North one-half of Lot 1, EDGEWOOD ACRE TRACTS, in the City of Tigard, County of
Washington and State of Oregon.

Parcel II:

The South one-half of Lot 1, EDGEWOOD, in the City of Tigard, County of Washington and
State of Oregon.

Parcel III:

A tract of land in Section 1, Township 2 South, Range 1 West of the Willamette Meridian, in the
City of Tigard, County of Washington and State of Oregon, more particularly described as
follows:

Beginning at the most Easterly Southeast corner of that certain tract described in deed recorded
March 21, 1949, in Deed Book 293, Page 530, to Jane Brooks, running thence West along the
South line of the Brooks tract above described, a distance of 330 feet; thence Northerly parallel
to the most Easterly East line of the said tract described in the Brooks deed above mentioned, to
a point on the South line of County Road No. 245; thence Southeasterly on the South line of said
County Road No. 245 to a point on the East line of the tract described in the Brooks deed above
mentioned; thence South along the East line of said Brooks tract to the place of beginning.

Parcel IV:

All that certain tract of land in the William Graham Donation Land Claim No. 39 in Township 2
South, Range 1 West of the Willamette Meridian, in the City of Tigard, County of Washington
and State of Oregon, conveyed to Beecher B. Robinson by deed recorded at page 193 of
Volume 126, Washington County, Oregon Deed Records, and being more particularly described
as follows, to-wit:

Beginning at the Southwest corner of the aforesaid Robinson tract in the center of the County
Road at the Northwest corner of Lot 1 of EDGEWOOD, a duly recorded subdivision of
Washington County, Oregon, which beginning point is said to bear 5.60 chains West and 21.02
chains North of the Northwest corner of Section 12, Township 2 South, Range 1 West of the
Willamette Meridian; thence from said point of beginning North 0°22' East in the center of the
said County Road 969.4 feet to the Northwest corner of said Robinson tract; thence South 47°43'
East 26.9 feet to an iron pipe; thence continuing South 47°43' East 431.1 feet to an iron pipe;
thence South 99.0 feet to an Alder tree marked "C.8"; thence continuing South 16.0 feet to a
point in the center of Fanno Creek, from which point an iron pipe bears North 19.9 feet; thence
down stream following the center of Fanno Creek the following courses and distance: South
37°01' East 110.0 feet; South 26°58' West 126.0 feet; South 6°44' West 86.8 feet; South 30°08'
East 40.5 feet; South 73°51' East 44.8 feet; North 53°56' East 71.7 feet; South 74°06' East 33.1
feet; South 4°44' West 72.6 feet; South 24°24' East 64.3 feet; South 51°2' East 137.0 feet; and
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South 11°35' West 42.7 feet to a point on the North line of said EDGEWOOD Subdivision;
thence North 89°00' West along the North line of aforesaid subdivision 35.1 feet to a point in the
center of Fanno Creek, from which point an iron pipe bears South 89°00' East 17.1 feet; thence
running downstream in the center of Fanno Creek North 39°18' West 32.8 feet North 58°29'
West 104.5 feet, South 86°48' West 41.6 feet and South 12°02' West 76.4 feet to a point on the
North line of aforesaid subdivision, from which point an iron pipe bears North 89°00' West 28.0
feet; thence leaving Fanno Creek and running along the North line of said subdivision 528.0 feet
to the place of beginning.

SAVE AND EXCEPT THEREFROM that portion conveyed to the State of Oregon, by and
through the State Highway Commission recorded August 20, 1965, in Book 656, Page 306,
Records of Washington County.

PARCEL V:

Beginning at a stone at the Northwest corner of the W.W. Graham Donation Land Claim No. 39,
Township 2 South, Range 1 West of the Willamette Meridian, in the City of Tigard, County of
Washington and State of Oregon and running thence South 43°23' West along the Northwesterly
line of said Donation Land Claim 734.0 feet to a point in the center of County Road; thence
South 60°59' East in the center of said County Road; 1814.8 feet to a stone at the Northeast
corner of that certain tract of land conveyed to R. and Sophia Hunziker by deed as recorded on
Page 271 of Volume 90 of Washington County, Oregon Deed Records; thence South 29°34'
West along the East line of said Hunziker tract 1652.9 feet to a point on the Northerly boundary
of the Southern Pacific Railroad right of way; thence South 42°00' East along said Northerly
boundary 120.0 feet to an iron pipe at the true point of beginning of the herein described tract;
thence from the above described true point of beginning North 89°51-4' East along the North
line of said Hunziker tract 998.4 feet to an iron pipe at the most Easterly Northeast corner
thereof; thence South 1°14' West along the East line of said Hunziker tract 1085.6 feet to an iron
pipe at the Northerly boundary line of the Southern Pacific Railroad right of way; thence North
42°00' West along said Northerly boundary 1457.2 feet to the point of beginning.

PARCEL VI:

Beginning at a stone at the Northwest corner of the W.W. Graham Donation Land Claim No. 39,
in Township 2 South, Range 1 West of the Willamette Meridian, in the City of Tigard, County of
Washington and State of Oregon, and running thence South 43°23' West along the Northwesterly
line of said Donation Land Claim 734.0 feet to a point in the center of the County Road; thence
South 60°59' East in the center of said County Road 1814.8 feet to a stone at the Northeast
corner of that certain tract of land conveyed to R. and Sophia Hunziker by deed as recorded on
Page 271 of Volume 90 of Washington County, Oregon Deed Records; which point is the true
point of beginning of the herein described roadway; thence from the above described true point
of beginning South 29°34' West along the East line of said Hunziker tract 1631.8 feet to an iron
pipe; which pipe is 20.0 feet from, when measured at right angles to the Northerly boundary of
the Southern Pacific Railway right of way; thence South 42°00' East parallel to and 20.0 feet
from, when measured at right angles to said Northerly boundary a distance of 144.7 feet to an
iron pipe on the North line of said Hunziker tract; thence South 89°51-%2' West along the said
North line 26.8 feet to an iron pipe on the Northerly boundary of said Southern Pacific Railroad
right of way; thence North 42°00' West along said Northerly boundary 141.1 feet to an iron pipe;
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thence North 29°34' East parallel and 20.0 feet from, when measured at right angles to the East
line of said Hunziker tract a distance of 1646.0 feet to a point in the center of said County Road;
thence South 60°59' East in the center of said road 20.0 feet to the point of beginning.

PARCEL VII:

Beginning at an iron pipe at the reentrant corner on the South line of the W.W. Graham Donation
Land Claim No. 39, in Township 2 South, Range 1 West of the Willamette Meridian, in the City
of Tigard, County of Washington and State of Oregon and running thence North 1°27' East
1020.7 feet to a square iron at the Northeast corner of EDGEWOOD; thence North 89°07' West
along the North line of said subdivision 151.1 feet to a corner of that certain tract of and
conveyed to R. and Sophia Hunziker by deed as recorded in Deed Book 90, Page 271; thence
North 4°13' East along the property line 597.1 feet to the Southwest corner of that certain tract of
land conveyed to the Oregon Electric Railway Company by deed as recorded in Deed Book 83,
Page 163; thence South 43°44' East along the Southerly line of said tract of land 400.0 feet to the
most Easterly corner thereof; thence South 41°35' East along the Southerly boundary of the
Oregon Electric Railroad right of way 1796.9 feet to an iron pipe on the recognized South line of
the said W.W. Graham Donation Land Claim; thence North 89°23' West on said recognized
South line 1387.8 feet to the place of beginning.

PARCEL VIII:

Beginning at the Northwest center of Lot 2 of EDGEWOOD, in the City of Tigard, County of
Washington and State of Oregon, and running East 13.24 chains (873.8 feet) to the Northeast
corner of said Lot 2; thence South with the East boundary thereof 30 feet; thence West 2.68
chains (176.9 feet); thence North 79°30' West 0.827 chains (54.6 feet) to a pipe %" in diameter;
thence West 9.80 chains (646.8 feet), more or less, to the West boundary of said Lot 2; thence
with said West boundary, North 20 feet to the place of beginning.

PARCEL IX:

Section 1, Township 2 South, Range 1 West of the Willamette Meridian, in the City of Tigard,
County of Washington and State of Oregon:

Beginning 20 chains North and 20 chains West of the Southeast corner of the W.W. Graham
Donation Land Claim; thence West 17.11 chains to stake; thence North 30° East 26.60 chains to
center of County Road; thence South 72°48' East 9.91 chains to the Southwest corner of

J.A. Keller's tract of land; thence South 10 chains to a stake; thence West 5 chains to a stake;
thence South 10 chains to place of beginning.

EXCEPTING THEREFROM a certain tract conveyed by Rudolph Hoohuli, et ux and George J.
Erdner, et ux, to Beaverton and Willsburg Railroad Company as shown by instrument recorded
in Deed Book 75, Page 420, on May 14, 1907.

EXCEPT a tract of land in Section 1, Township 2 South, Range 1 West of the Willamette

Meridian, in the City of Tigard, County of Washington and State of Oregon, more particularly
described as follows:
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Beginning at the most Easterly Southeast corner of that certain tract described in deed recorded
March 21, 1949, in Deed Book 293, Page 530 to Jane Brooks; running thence West along the
South line of the Brooks tract above described, a distance of 330 feet; thence Northerly parallel
to the most Easterly East line of the said tract described in the Brooks deed above mentioned to a
point on the South line of County Road No. 245; thence Southeasterly on the South line of said
County Road No. 245; thence Southeasterly on the South line of said County Road to a point on
the East line of the tract described in the Brooks deed above mentioned; thence South along the
East line of said Brooks tract to the place of beginning.

SUBJECT TO:

1.

An easement created by instrument, including the terms and provisions thereof:
Recorded : April 12, 1948, in Book 284, Page 406

Favor of : Tillie Zurcher

Affects : Parcels V & VI

Tillie Zurcher conveyed an undivided one-half of her interest in said easement to her
husband, Paul A. Zurcher, by instrument

Recorded : January 4, 1951, in Book 315, Page 386
An easement created by instrument, including the terms and provisions thereof:
Recorded : December 31, 1952, in Book 340, Page 167
Favor of : Portland General Electric Company, a corporation of Oregon
For : Electrical transmission lines
Affects : Parcels V, VI & IX
An easement created by instrument, including the terms and provisions thereof:
Recorded : June 14, 1957, in Book 395, Page 58
Favor of : Portland General Electric Company
Affects : Parcels V & VI
An easement created by instrument, including the terms and provisions thereof:
- Recorded : September 12, 1960, in Book 435, Page 312
Favor of : Tigard Water District, a municipal corporation, and the
South Tigard Sanitary District, a municipal corporation
For : Sewer lines and water lines
Affects : Parcel VI
An easement created by instrument, including the terms and provisions thereof:
Recorded : October 9, 1961, in Book 451, Page 10
Favor of : Northwest Natural Gas Company, a corporation of
the State of Oregon
For : Pipeline
Affects : Parcels VI & IX
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6. An easement created by instrument, including the terms and provisions thereof:

Recorded : December 8, 1965, in Book 580, Page 313
Favor of : City of Tigard, a municipal corporation of Oregon
Affects : Parcels VI, VII & VIII
7. An easement created by instrument, including the terms and provisions thereof:
Recorded : December 27, 1965, in Book 575, Page 43
Favor of : D.H. Overmyer Warehouse Co., an Oregon corporation
For : Railroad spur track
Affects : Parcels VI & IX
The above easement was assigned by instrument
Dated : June 14, 1966
Recorded : July 5, 1966, in Book 606, Page 590
To : Southern Pacific Company, a Delaware corporation
8. An easement created by instrument, including the terms and provisions thereof:
Recorded : January 4, 1966, in Book 583, Page 258
Favor of : Northwest Natural Gas Company, an Oregon corporation
For : Gas pipeline
Affects : Parcels V & IX
9. An easement created by instrument, including the terms and provisions thereof:
Recorded : March 16, 1966, in Book 592, Page 13
Favor of : Southern Pacific Company, a Delaware corporation
For : Railroad track
Affects : Parcel V
10.  An easement created by instrument, including the terms and provisions thereof:
Recorded : June 10, 1971, in Book 821, Page 413
Favor of : Tigard Water District, a municipal corporation of
Washington County, Oregon
For : Underground pipeline and/or mains for water
Affects : Parcel VI
11. An easement created by instrument, including the terms and provisions thereof:
Recorded : September 16, 1971, in Book 835, Page 507
Favor of : Portland General Electric Company, an Oregon corporation
For : Anchor easement
Affects : Parcels VI, VII, & VIII
12.  Aneasement created by instrument, including the terms and provisions thereof:
Recorded : December 15, 1971, in Book 847, Page 55
Favor of : Tigard Water District, a municipal corporation of
Washington County, Oregon
For : Underground pipeline and/or mains for the purpose of
conveying water
Affects : Parcel IV
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13.

14,

15.

16.

17.

18.

19.

An easement created by instrument, including the terms and provisions thereof:

Recorded : July 20, 1972, in Book 878, Page 295

Favor of : Unified Sewerage Agency of Washington County, a
municipal corporation and county service district of the
State of Oregon

For : Sewer

Affects : Parcel 1

An easement created by instrument, including the terms and provisions thereof:
Recorded : July 20, 1972, in Book 878, Page 298

Favor of : Unified Sewerage Agency of Washington County, a

municipal corporation and county service district of the
State of Oregon

For : Sewer

Affects : Parcel I1

An easement created by instrument, including the terms and provisions thereof:

Recorded : April 18, 1973, in Book 920, Page 38

Favor of : Unified Sewerage Agency of Washington County, a
municipal corporation and county service district of the
State of Oregon

For : Sewer

Affects : Parcels VII & VIII

An easement created by instrument, including the terms and provisions thereof:

Recorded : September 15, 1975, in Book 1043, Page 992

Favor of : City of Tigard, a municipality of the State of Oregon

For : Street dedication and slope easement

Affects : Parcels VI & IX

An easement created by instrument, including the terms and provisions thereof:

Recorded : September 15, 1975, in Book 1043, Page 994

Favor of : City of Tigard, a municipality of the State of Oregon

For : Street dedication and slope easement

Affects : Parcels VI & IX

An easement created by instrument, including the terms and provisions thereof:

Recorded : November 18, 1975, in Book 1054, Page 608

Favor of : City of Tigard, a municipality of the State of Oregon

For : Street dedication and slope easement

Affects : Parcel III

Any adverse claim based upon the assertion that some portion of said land have been
removed from or brought within the boundaries thereof by an avulsive movement of
Fanno Creek or has been formed by the process of accretion or reliction. (Affects
Parcel IV)
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Until a change is requested, all tax statements should be sent to the following address:

Fred W. Fields
1149 SW Davenport
Portland, OR 97201

BARGAIN AND SALE DEED

F.W.F. Investment Company, a dissolved Oregon corporation, Grantor, conveys to
Fred W. Fields and H. Suzanne Fields, husband and wife, Grantee, the following described real

property:

RECORDED BY PACIFIC NW TITLE AS AN ACCOMMODATION
ONLY NO LIASILITY IS ACCEPTED FOR THE CONDITION
OF TITLE OR FOR THE VALIDITY SUFFICIENCY, OR

EFFECT OF THIS DOCUMENT.

The real property described on attached Exhibit A (TL 2S11DB-00300 and TL
2S11DB-00400 in the NW % of the SE Y4 of Section 1, T2S, R1W, WM, in the
city of Tigard, Washington County, Oregon).

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE
TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER CHAPTER 1, OREGON
LAWS 2005 (BALLOT MEASURE 37 (2004)). THIS INSTRUMENT DOES NOT ALLOW USE OF THE
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE LAWS
AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR
COUNTY PLANNING DEPARTMENT TO VERIFY APPROVED USES, TO DETERMINE ANY LIMITS ON
LAWSUITS AGAINST FARMING OR FOREST PRACTICES AS DEFINED IN ORS 30.930 AND TO INQUIRE
ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER CHAPTER 1, OREGON
LAWS 2005 (BALLOT MEASURE 37 (2004)).

The true consideration for this conveyance is $10 and other property or other value given
or promised.

Dated April 13, 2006.

F.W.F. Investment Company

By %M A wl. 2: :'Cd 2
red W. Fields

President

PDXDOCS:1501014.1
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State of Oregon )
) SS.
County of Multnomah )

This instrument was acknowledged before me on April 13, 2006, by Fred W. Fields,
president of F.W.F. Investment Company, a dissolved Oregon corporation.

Chinol A S bl

Notary Publi@r Oregon
My commission expires: [p - Q3 - D 7

OFFICIAL SEAL
CHERYL A SCHOEBEL
NOTARY PUBLIC-OREGON
COMMISSION NO. 396205
__MY COMMISSION EXPIRES OCTOBER 23, 2009

-
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Exhibit A

PARCEL I:

A tract of land in the Northwest one-quarter of the Southeast one-quarter of Section 1, Township 2 South, Range
1 West, of the Willamette Meridian, in the City of Tigard, County of Washington and State of Oregon, described as
follows:

BEGINNING at the most Easterly Southeast corner of that certain tract described in Deed recorded March 21,
1949, in Deed Book 293, Page 530, to Jane Brooks, running thence West along the South line of the Brooks Tract
above described, a distance of 330 feet; thence Northerly parallel with the most Easterly East line of the said tract
described in the said Deed above mentioned, a distance of 271 feet; thence Easterly, parallel with the above
mentioned South line of the said Brooks Tract, a distance of 330 feet, to a point on the East line of the tract
described in the Brooks Deed above mentioned; thence South along the East line of the said Brooks Tract, a
distance of 271 feet, to the place of beginning.

PARCEL Il

A tract of land in the Northwest one-quarter of the Southeast one-quarter of Section 1, Township 2 South, Range
1 West, of the Willamette Meridian, in the City of Tigard, County of Washington and State of Oregon, described as
follows:

BEGINNING at a point on the most Easterly East line of that certain tract described in Deed recorded March 21,
1949, in Deed Book 293, Page 530 to Jane Brooks, which point is Northerly a distance of 271 feet fro the most
Easterly Southeast corner of said Brooks Tract described in the said Deed mentioned above; and running thence
Westerly parallel with the South line of the Brooks Tract above described, a distance of 330 feet; thence Northerly
paralle! with the said most Easterly East line of the said Brooks Tract described in the said Deed above
mentioned, to a point in the South line of County Road No. 245; thence Southeasterly on the South line of said
County Road to a point on the East line of the tract described in the Brooks Deed above mentioned; thence South
along the said East line of the said Brooks Tract to the place of beginning.

Page 5 of Pretiminary Commitment Order Number: 06280596-W




PRE-APPLICATION NOTES FOR
FIELDS ZONE CHANGE/COMPREHENSIVE PLAN AMENDMENT
May 13, 2014

STAFF PRESENT:  Gary Pagenstecher, Lloyd Purdy, Greg Betry
APPLICANT: Christine McKelvey/Mackenzie

PROPERTY LOCATION: SE Corner of SW Hunziker and Wall Streets.

TAX MAP/ LOT #’s: 25101CA TL 100; 25101 TL.1100; 2S101DB TLs 300/400

PROPOSAL DESCRIPTION:

The applicant requests a zone change and comprehensive plan amendment on approximately 23 acres,
trom I-P, C-P and R3.5 to R-25 or MUE; minor portion of C-P to I-P. The application is made within
the context of a public/ptivate partnership between the Fields Trust and the City to address site slope
constraints which make a portion of the site unsuitable for some industtial uses and is based on the
February 13, 2014 Development Analysis and Opportunity Study, prepared by McKenzie.

COMP PLAN DESIGNATIONS: Industrial Park, Professional Commercial, Low Density Residential
ZONING: I-P,C-P,R3.5

NEIGHBORHOOD MEETING
A neighborhood meeting is required for a quasi-judicial zone change/comprehensive plan
amendment.

APPLICABLE CRITERIA

18.380.030 Quasi-Judicial Amendments and Procedures to this Title and Map

A. Quasi-judicial amendments. Quasi-judicial zoning map amendments shall be undertaken by
means of a Type III-PC procedure, as governed by Section 18.390.050, using standards of
approval contained in subsection B of this section. The approval authority shall be as follows:

The commission shall make a recommendation to the council on a zone change application
which also involves a concurrent application for a comprehensive plan map amendment. The
council shall decide the applications on the record as provided by Chapter 18.390.

B. Standards for making quasi-judicial decisions. A recommendation or a decision to approve,

approve with conditions or to deny an application for a quasi-judicial amendment shall be based

on all of the following standards:

1. Demonstration of compliance with all applicable comprehensive plan policies and map
designations; (Goal 1, Citizen Involvement; Goal 2, Land Use Planning, 2.1- policies 5, 6, 7,
14, 15, 16; Goal 9, Economic Development, 9.1, policies 3, 5, 6, 7, and 12; Goal 10,
Housing, 10.2, policies 7 and 8).

2. Demonstration of compliance with all applicable standards of any provision of this code or
other applicable implementing ordinance; (18.380 Zoning Map and Text Amendments;
18.390 Decision Making Procedures); and



3. Evidence of change in the neighborhood or community or a mistake or inconsistency in the
comprehensive plan or zoning map as it relates to the property which is the subject of the
development application. (COT 2011 Economic Opporttunity Analysis/February 13, 2014
Development Analysis and Opportunity Study)

C. Conditions of approval. A quasi-judicial decision may be for denial, approval, or approval with
conditions as provided by Section 18.390.050.

18.390.050 Type III Procedure
A. Preapplication conference. A preapplication conference is required for all Type III actions.

B. Application requirements.
1. Type III applications shall be made on forms provided by the director.

2. Type III applications shall:

a. Include the information requested on the application form;

b. Address the relevant criteria in sufficient detail for review and action;

c. Be accompanied by the required fee;

d. Include two sets of pre-stamped, pre-addressed envelopes for all persons who are
property owners of record as specified in subsection C of this section. The records of
the Washington County Department of Assessment and Taxation shall be the official
records for determining ownership. The applicant shall demonstrate that the most
current assessment records have been used to produce the notice list;

e. Include an impact study. The impact study shall quantify the effect of the development on
public facilities and services.

18.390.060.G. Decision-making considerations. The recommendation by the commission and
the decision by the council shall be based on consideration of the following factors:

1. The Statewide Planning Goals and Guidelines adopted under Oregon Revised Statutes Chapter
197; (Goals 1, 2, 9, and 10)

2. Any federal or state statutes or regulations found applicable;
(Oregon Administrative Rue 660, Division 9, Economic Development)

3. Any applicable METRO regulations;
(Metro Urban Growth Management Functional Plan, Title 4 Industrial and other Employment
Areas)

4. Any applicable comprehensive plan policies; and
(Goal 1, Citizen Involvement; Goal 2, Land Use Planning; and Goal 9, Economic Development,
Goal 10, Housing)

5. Any applicable provisions of the city’s implementing ordinances.
(18.380 Zoning Map and Text Amendments; 18.390 Decision Making Procedures).

PROCESS
Application for a Type III quasi-judicial zone change/comprehensive plan amendment: two
hearings, one before the commission and one before the council.

APPLICATION FEES:

Comprehensive Plan Amendment: $9,996
Quasi-Judicial Zone Change 3,761
Total $13,757



APPLICANT’S QUESTIONS:

1. Verification of the zone change request from I-P to R-25 (or MUE) for approximately 23
acres of the site.

MUE is a zone which includes employment uses, in addition to multi-family housing at a maximum
density of 25 units/acre, equivalent to the R-25 zoning district. Since the city is interested in
preserving vacant land for employment uses to the extent possible, the city could support rezoning to
MUE.

2. Specific criteria the City would like addressed, other than those that would be the result of
the desctibed Comp Plan/Zone Changes?

Goal 2.1, Policy 16, permits the city to condition the approval of a Plan/Zoning map amendment to
assure the development of a definite land use and pet specific design/development requitements.

Anticipating that the EOA land efficient need scenario will continue to apply and be in deficit given
the findings in the Fields Property Development Analysis and Opportunity Study, please provide an
analysis that addresses the suitability of the upland portion of the site for employment uses other than
large-footprint industrial building types. The case for residential use in lieu of employment uses in the
proposed MUE will need to be made.

3. Specific traffic concerns that the applicant should be prepared to address, other than those
that would be the result of the Comp Plan/Zone Changes?

See Development Engineering notes.

4. Wall Street classification/improvements?
See Development Engineering notes.

Attachments:
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PRE-APPLICATION CONFERENGE NOTES
> DEVELOPMENT ENGINEERING <

City of Tigard, Oregon
Community Development
Shaping A @etter Community
PUBLIC FACILITIES TaxMap(s:  2S101CA, 25101,2S101DB
Tax Lots): 100, 1100, 300,400
Use Type: Indust,Gom, Residential

These notes were prepared based on information provided by the applicant requesting a
Comprehensive Plan/Zone Change. Mentioned improvements and dedications are those typically
required.

The extent of necessary public improvements and dedications which shall be required of the applicant
will be recommended by City staff and subject to approval by the appropriate authority. There will be
no final recommendation to the decision making authority on behalf of the City staff until all concerned
commenting agencies, City staff and the public have had an opportunity to review and comment on the
application. The following comments are a projection of public improvement related requirements that
may be required as a condition of development approval for your proposed project.

Right-of-way dedication (required with zone change):

The City of Tigard requires that land area be dedicated to the public:

(1.)  Toincrease abutting public rights-of-way to the ultimate functional street classification
right-of-way width as specified by the Community Development Code; or

(2. For the creation of new streets.

Approval of a development application for this site will require right-of-way dedication for:
[X] SW Hunziker Street 37 feet from centerline of right-of-way.

X SW Wall Street, a designated collector in the Tigard Transportation System Plan, to a full dedicated
width of 62 feet. If a new north-south street is constructed away from Wall St, it will need to
meet the Local Commercial/lndustrial street standard right-of-way width of 50 feet.

Street improvements: (Required with development):

X Partial street improvements would be necessary to meet standards along SW Hunziker Street to
match adjacent improvements with a pavement half-width of 23 feet, curb, storm drainage, 5
planter strip, street trees, street lights, 8 sidewalk, and other improvements to collector
standards.

X Full street improvements would be necessary to meet standards along SW Wall Street.
Sidewalk to a 36-foot paved width with 5 planter strip, street trees, street lights, 8’ sidewalk, and
other improvements to collector standards. If the street abuts a rail line that is in use, sidewalk
and planter strip may be deleted along the rail side.
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Traffic Analysis Requirements

In accordance with Tigard Comprehensive Plan Chapter 2, land Use Planning, Goal 2.1:

In addition to other Comprehensive Plan goals and policies deemed applicable, amendments to
Tigard’s Comprehensive Plan/Zone Map shall be subject to the following criteria:

A. Transportation and other public facilities and services shall be available, or committed to be made
available, and of sufficient capacity to serve the land uses allowed by the proposed map designation;

B. Development of land uses allowed by the new designation shall not negatively affect existing or
planned transportation or other public facilities and services.

A comprehensive traffic analysis is also required by Oregon Administrative Rule 660-012 — the
Transportation Planning Rule

A traffic study is required for the proposed zone change, and will be required to be confirmed prior to
development. These studies will need to be coordinated with and approved by both the City of Tigard
and the Oregon Department of Transportation (ODOT). The actual study area will be determined after
the applicant provides detailed and acceptable trip generation and distribution information. It is likely
that the study area will include at least Hunziker St, its intersections with Hall Blvd and with 72 Ave,
the whole 72™ Ave/217 interchange area, and other intersections in the area.

It is likely that the traffic study will identify capacity deficiencies in the area and will need to identify
mitigation measures and/or proportional share contributions to mitigation measures that will need to be
constructed and paid before development will be allowed on the subject property.

Connectivity:

The applicant will be required to construct a street connection through the subject property to SW
Varns St.

Railroad Issues

The applicant will need to obtain approval from ODOT Rail and the owner of the rail line (Portland and
Western Railroad) for any new rail crossings or any work affecting a street within 500 feet of a rail
crossing. The rail line along the western portion of the subject property is considered by ODOT Rail to
be active, and typical railroad requirements and standards apply.

18.730.040 Additional Setback Requirements: This section sets requirements for additional setback distance
from roadways. The minimum yard requirement shall be increased in the event a yard abuts a street
having a right-of-way width less than required by its functional classification on the city's transportation
plan map and, in such case, the setback shall be not less than the setback required by the zone plus
one-half of the projected road width as shown on the transportation map.

This does not appear to be applicable in this case

Agreement for Future Street Improvements:
In some cases, where street improvements or other necessary public improvements are not currently
practical, the improvements may be deferred. In such cases, a condition of development approval may
be specified which requires the property owner(s) to provide a future improvement guarantee. The City
Engineer will determine the form of this guarantee. The following street improvements may be eligible
for such a future improvement guarantee:
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(1.)  This does not appear to be applicable in this case

Overhead Utility Lines:

X Section 18.810.120 of the Tigard Municipal Code (TMC) requires all overhead utility lines
adjacent to a development to be placed underground or, if approved by the City Engineer, a
fee in-lieu of undergrounding can be paid. This requirement is valid even if the utility lines are
on the opposite side of the street from the site. If the fee in-lieu is approved, it is equal to $
35.00 per lineal foot of street frontage that contains the overhead lines.

The existing utilities along SW Hunziker and Wall Streets will be required to be relocated underground
as a condition of development.

All utilities serving the property shall be placed underground.

Sanitary Sewers:

The applicant will need to verify adequacy of existing lines to accommodate the proposed
development. Contact the City of Tigard Utility Billing Department for connection fees.

Sanitary sewer service appears to be available from adjacent streets as shown on attached. The
applicant will need to demonstrate adequacy to serve the intended uses of the subject property.

The area around Varns Street to the east is without sewer service. The developer will be required per
TMC 18.810 to extend the public sewers to Varns Street so that it may be further extended to provide
service in that area.

Water Supply:

The City of Tigard provides public water service in this area. Coordinate with the City of Tigard Public
Works Department for information regarding adequate water supply for the proposed development and
connection fees.

Water service appears to be available from adjacent streets.

Fire Protection:

Tualatin Valley Fire and Rescue District [Contact: John Wolff, 503-259-1504] provides fire protection
services within the City of Tigard. The District should be contacted for information regarding the
adequacy of circulation systems, the need for fire hydrants, or other questions related to fire protection.

Storm Sewer Improvements:

All proposed development within the City shall be designed such that storm water runoff is conveyed to
an approved public drainage system. The applicant will be required to submit a proposed storm
drainage plan for the site, and may be required to prepare a sub-basin drainage analysis to ensure that
the proposed system will accommodate runoff from upstream properties when fully developed.

Provide a plan that shows how the storm drainage system for the site connects to the public system.
Storm drainage plan and calculations shall be submitted with the application for it to be considered
complete.
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Storm water detention is required. Storm water detention facilities must be reviewed and approved by
the city. Storm water detention calculations shall be submitted to the Development Engineer for review
and approval. The stormwater plan and facilities must meet Clean Water Services (CWS) standards.

Storm Water Quality:

The City has agreed to enforce Surface Water Management (SWM) regulations established by Clean
Water Services (Resolution and Order No. 07-20) which requires the construction of on-site water
quality facilities. The facilities shall be designed to remove 65 percent of the phosphorus contained in
100 percent of the storm water runoff generated from impervious surfaces. The resolution contains a
provision that would allow an applicant to pay a fee in-lieu of constructing an on-site facility provided
specific criteria are met. The City will use discretion in determining whether or not the fee in-lieu will be
offered. If the fee is allowed, it will be based upon the amount of impervious surfaces created; for
every 2,640 square feet, or portion thereof. Please contact the Building Division for the current fee.
Preliminary sizing calculations for any proposed water quality facility shall be submitted with the
development application. It is anticipated that this project will require:

X Construction of an on-site water quality facility.
[] Payment of the fee in-lieu.

Water quality treatment is required. Calculations for sizing of water quality treatment facilities must be
submitted to the Development Engineer for review and approval. Water quality facilities also must be
reviewed and approved by the city. Review and comply with provisions of Chapter 4 Clean Water
Services Design and Construction Standards (Runoff Treatment and Control).

If the applicant can demonstrate that it is practically impossible to provide detention on specific small
areas of the site, a fee-in-lieu may be considered for those specific areas.

Other Comments:

Water quality and detention facility design and construction must be certified by a professional engineer
as meeting Clean Water Services requirements. After completion of the construction of these facilities,
the applicant shall enter info an agreement with the city on city-furnished forms for long-term
maintenance of the facilities. This agreement will be recorded and city staff will be periodically
inspecting the facilities for compliance with the terms of the agreement.

TRANSPORTATION DEVELOPMENT TAX

In 1990, Washington County adopted a county-wide Traffic Impact Fee (TIF) which was replaced in 2008 by a
Transportation Development Tax (TDT) that became effective 7/1/09. The TDT program collects fees from
new development based on the development’s projected impact upon the City’s transportation system. The
applicant shall be required to pay a fee based upon the number of trips which are projected to result from the
proposed development. The calculation of the TDT incorporates the proposed use of the land and the size of
the project. The TDT is calculated, due, and payable at the time of building permit issuance. In limited
circumstances payment of the TDT may be allowed to be deferred until the issuance of an occupancy permit.
Deferral of payment until occupancy is permissible only when the TDT exceeds the TDT rate for a single-
family home.

Pay TDT as required.
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PERMITS

Public Facility Improvement (PFI) Permit:

Any work within a public right-of-way in the City of Tigard requires a PFl permit from Development
Engineering. A PFI permit application is available at the Planning/Engineering counter in the Permit
Center at City Hall. For more extensive work such as street widening improvements, main utility line
extensions or subdivision infrastructure, plans prepared by a registered professional engineer must be
submitted for review and approval. The PFl permit application shall include any on-site water quality
and detention facilities that may be required as part of the land use approval.

The Permittee will also be required to post a performance bond, or other such suitable security. Where
professional engineered plans are required, the Permittee must execute a Developer/Engineer
Agreement, which will obligate the design engineer to perform the primary inspection of the public
improvement construction work. The PFI permit fee structure is as follows:

NOTE: If an PFl Permit is required, the applicant must obtain that
permit prior to release of any permits from the Building Division.

A PFI permit is required for this project. This permit must be obtained before any work begins on site.

Building Division Permits:

The following is a brief overview of the type of permits issued by the Building Division. For a more
detailed explanation of these permits, please contact the Development Services Counter at
503-639-4171, ext. 304.

Site Improvement Permit (SIT). This permit is generally issued for all new commercial,
industrial and multi-family projects. This permit will also be required for land partitions where lot
grading and private utility work is required. This permit covers all on-site preparation, grading
and utility work. Home builders will also be required to obtain a SIT permit for grading work in
cases where the lot they are working on has slopes in excess of 20% and foundation excavation
material is not to be hauled from the site.

Building Permit (BUP). This permit covers only the construction of the building and is
issued after, or concurrently with, the SIT permit.

Master Permit (MST). This permit is issued for all single and multi-family buildings. It
covers all work necessary for building construction, including sub-trades (excludes grading,
etc.). This permit cannot be issued in a subdivision until the public improvements are
substantially complete and a mylar copy of the recorded plat has been returned by the applicant
to the City. For a land partition, the applicant must obtain an Engineering Permit, if required,
and return a mylar copy of the recorded plat to the City prior to issuance of this permit.

Other Permits. There are other special permits, such as mechanical, electrical and
plumbing that may also be required. Contact the Development Services Counter for more

information.
PREPARED BY: Greg Berry 9/1/14
DEVELOPMENT ENGINEER DATE
Phone: (503) 118-2468
E-mail: gregQ@tigard-or.gov

Revised: March 2012
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